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 INTRODUCTION 
 

A. PURPOSE 
 

The Vermont Department of Housing and Community Development retained Bowen 
National Research in July of 2014 for the purpose of conducting a statewide Housing 
Needs Assessment of Vermont.  Supplemental analysis was provided for each of the 
fourteen (14) counties that comprise the state of Vermont. 
 
With changing demographic and employment characteristics and trends expected 
over the years ahead, it is important for both public and private sectors to understand 
the current market conditions and projected changes that are expected to occur that 
will influence future housing needs.  Toward that end, this report intends to: 

 

 Present and evaluate past, current and projected detailed demographic 
characteristics of Vermont. 

 
 Present and evaluate key employment characteristics and trends of Vermont. 
 
 Determine current characteristics of all major housing components within 

Vermont (for-sale/ownership and rental housing alternatives). 
 
 Calculate a housing gap by tenure and income segment within Vermont. 
 
 Compile local stakeholder perceptions of housing market conditions and trends, 

opinions on future housing needs, and identify barriers to residential development 
in Vermont.   

 
 Evaluate the 14 counties within Vermont individually. 

 

By accomplishing the study’s objectives, area stakeholders, local public officials, 
area employers, and private housing developers can: 1) better understand Vermont’s 
evolving housing market, 2) modify or expand Vermont’s housing policies, and 3) 
enhance and/or expand Vermont’s housing market to meet future housing needs. 

 
 



B. METHODOLOGIES 
 

The following methods were used by Bowen National Research to collect and 
analyze data for this study: 
 
Study Area Delineation 
 
The primary geographic scope of this study is the state of Vermont (9,615 square 
miles).  Along with the analysis of the state, there are 14 counties within Vermont 
that we have also analyzed individually.   
 
Demographic Information  
 
Demographic data for population, households, housing, and income was secured from 
ESRI, Incorporated, the 2000 and 2010 United States Census, Applied Geographic 
Solutions, U.S. Department of Commerce, and the American Community Survey.  
Projections for 2015 and 2020 are also provided.  This data has been used in its 
primary form and by Bowen National Research for secondary calculations.  All 
sources are referenced throughout the report and in Addendum A of this report.     
 
Employment Information 
 
Employment information was obtained and evaluated for various geographic areas 
that are part of this overall study.  This information included data related to 
employment by job sector, total employment, unemployment rates, identification of 
top employers, and identification of large-scale job expansions or contractions.  Most 
information was obtained through the U.S. Department of Labor, Bureau of Labor 
Statistics.  However, Bowen National Research also conducted numerous interviews 
with local stakeholders familiar with employment characteristics and trends 
throughout the state of Vermont.     

 
Housing Component Definitions  
 
This study is concerned with three major housing components: 1) rental (multifamily 
apartments, non-conventional units and mobile homes); 2.) for-sale/ownership (both 
single-family and multifamily) and 3) senior care facilities.  For-sale/ownership 
housing includes single-family homes and condominiums.  Multifamily rentals 
include non-conventional rentals (one or two rental units per structure) and 
multifamily apartments (generally 20+ units per building; smaller multifamily 
structures with three to 19 units were generally not surveyed as part of our supply 
analysis).  Note that for the purposes of this analysis, we have also evaluated special 
needs populations and housing. 
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Housing Supply Documentation 
 
From August to October of 2014, Bowen National Research conducted telephone 
research, as well as on-line research, of the Vermont housing supply.  Additionally, 
market analysts from Bowen National Research traveled throughout the state of 
Vermont in August and September of 2014 conducting research on the housing 
properties identified in this study, as well as obtaining other on-site information 
relative to this analysis.  The following data was collected on each property: 

 
1. Property Information: Name, address, total units, and number of floors 
2. Owner/Developer and/or Property Manager: Name and telephone number 
3. Population Served (i.e. seniors vs. family, low-income vs. market-rate, etc) 
4. Available Amenities/Features: Both in-unit and within the overall project 
5. Years Built and Renovated (if applicable) 
6. Vacancy Rates 
7. Distribution of Units by Bedroom Type 
8. Square Feet and Number of Bathrooms by Bedroom Type 
9. Gross Rents or Price Points by Bedroom Type 
10. Property Type 
11. Quality Ratings*  
12. GPS Locations 

 
*Quality ratings used in this study were established after a careful examination of the 
housing properties and their surrounding neighborhoods.  Factors influencing the 
ratings include curb appeal, unit and property amenities, age, interior and exterior 
building conditions, parking arrangements, architectural design, landscaping and 
grounds, management presence, accessibility, visibility, signage, public 
infrastructure, condition of adjacent properties, neighborhood interviews, and area 
services.   
 
Information regarding for-sale single-family homes was collected by Bowen National 
Research in-office staff during the aforementioned research period.  Home listings 
were obtained from realtor.com and MLS listings. 

 
Stakeholder/Interviews  
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Between August and September of 2014, Bowen National Research staff conducted 
interviews of area stakeholders. These stakeholders included individuals from a 
variety of trades including public officials, private residential developers, 
neighborhood and civic association leaders, education providers, non-profit 
representatives, and other community leaders. Questions were structured to elicit 
opinions on a variety of matters including current housing conditions, housing 
challenges for area residents, barriers to housing development, future housing needs 
and recommendations to improve housing in Vermont. These interviews afforded 
participants an opportunity to voice their opinions and provide anecdotal insights 
about the study’s subject matter. Overall, nearly 90 individual interviews were 



completed and evaluated.  Please note that individual names and organizations have 
not been disclosed in order to protect the confidentiality of participants and encourage 
their candor.  The aggregate results from these interviews are presented and evaluated 
in each county’s analysis section of this report, while the actual stakeholder interview 
questions are included in Addendum C.   
 
Housing Demand 
 
Based on the demographic data for both 2015 and 2020, and taking into consideration 
the housing data from our field survey of area housing alternatives, we are able to 
project the housing gap/needs of Vermont and each of its individual counties.   
 
Specific Demand Components are summarized below: 

 
Housing Gap/Needs Analysis Components 

Rental Housing Owner  Housing 

 Renter Household Growth  Owner Household Growth 
 Rent Overburdened Households  Cost Overburdened Households 
 Overcrowded Housing  Overcrowded Housing 
 Housing Lacking Complete Indoor Plumbing  Housing Lacking Complete Indoor Plumbing 
 Pipeline Development*  Pipeline Development* 

Senior Care Housing 
 Senior Household Growth 
 Households Requiring ADL Assistance 
 Existing Senior Care Beds 
 Pipeline Development* 

*Units under construction, permitted, planned or proposed 
ADL – Activities with Daily Living 

 
C.  REPORT LIMITATIONS  

 
The intent of this report is to collect and analyze significant levels of housing data for 
the state of Vermont.  Bowen National Research relied on a variety of data sources to 
generate this report (see Addendum A).  These data sources are not always verifiable; 
however, Bowen National Research makes a concerted effort to assure accuracy.  
While this is not always possible, we believe that our efforts provide an acceptable 
standard margin of error.  Bowen National Research is not responsible for errors or 
omissions in the data provided by other sources.    
 
We have no present or prospective interest in any of the properties included in this 
report, and we have no personal interest or bias with respect to the parties involved.  
Our compensation is not contingent on an action or event resulting from the analyses, 
opinions, or use of this study.    
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The following organizations are acknowledged for their sponsorship and/or assistance 
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 Vermont Department of Housing and Community Development* 
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 Vermont Agency of Human Services* 
 Vermont Housing Conservation Board* 
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 The NeighborWorks Alliance of Vermont* 
 Vermont Housing Finance Agency 
 Vermont Association of Realtors 
 
We would also like to acknowledge and thank the more than 400 individuals and 
organizations throughout Vermont that we spoke with during the research process of 
this analysis.   
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EXECUTIVE SUMMARY 
 

The purpose of this report is to conduct a Housing Needs Assessment of the state of 
Vermont with supplemental analyses for each of Vermont’s 14 counties.  This evaluation 
takes into account the demographics, economics and housing supply of the state, along 
with the input of stakeholders throughout the state, and projects the housing needs 
between 2015 and 2020 for each county and the overall state.  The research and analysis, 
which included collection of primary data, analysis of secondary data and on-site market 
research, was conducted between August and October of 2014.  
  
 
 
 
 

VERMONT 
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Housing Gap/Needs Estimates 
 

To help determine the housing priorities in the state, a housing gap and a housing need 
analysis for rental and for-sale housing were conducted separately.  The housing needs 
estimates include household growth, cost burdened households, households living in 
substandard housing, and units in the development pipeline.  These estimates are 
considered a broad evaluation of the needs of the state.  The housing gap analysis 
includes all of the same metrics used in the housing needs analysis except for cost 
burdened households.  These households are excluded from the gap analysis as they are 
considered to have their housing needs met, even though they are paying a 
disproportionately high share of their income towards housing expenses.  This estimate is 
considered a more conservative representation of the housing shortage in the state and 
indicative of the more immediate housing requirements of the state.  The housing gap 
estimates are shown in the tables below, while the broader housing needs estimates are 
provided in the Statewide portion of the overall Vermont Housing Needs Assessment.  
Our estimates consider five income stratifications.  These stratifications include 
households with incomes of up to 30% of Area Median Household Income (AMHI), 
households with incomes between 31% and 50% of AMHI, between 51% and 80% of 
AMHI, between 80% and 95% of AMHI, and from 95% to 120% of AMHI.  This 
analysis was conducted for family (all) households and seniors (age 55+) separately.  
This analysis identifies the housing gap (the number of units that could potentially be 
supported) for the overall state of Vermont between 2015 and 2020.  The housing gap 
estimates are shown below while the broader housing needs estimates are provided 
starting on page 109 of the Statewide Analysis.  
 
Rental Housing Gap Analysis 
 
The tables below illustrate the rental housing gap, assuming the housing demand 
originate exclusively from new household growth and replacement of substandard 
housing. 
 

Rental Housing Gap – Family Households 
Percent Of Median Household Income 

 
Demand Component 

<30%  
(<$20,000) 

30%-50% 
($20,000-
$40,000) 

50%-80% 
($40,000-
$60,000) 

80%-95% 
($60,000-
$70,000) 

95%-120% 
($70,000-
$100,000) Total 

New Households (2015-2020) -88 -336 188 157 470 391 
Substandard Housing 776 711 411 124 494 2,516 
Development Pipeline -38 -51 0 0 0 -89 
Total Housing Gap 650 324 599 281 964 2,818 

 

Rental Housing Gap Estimates – Senior Households 
Percent Of Median Household Income 

 
Demand Component 

<30%  
(<$20,000) 

30%-50% 
($20,000-
$40,000) 

50%-80% 
($40,000-
$60,000) 

80%-95% 
($60,000-
$70,000) 

95%-120% 
($70,000-
$100,000) Total 

New Households (2015-2020) 724 635 455 142 308 2,264 
Substandard Housing 347 215 106 41 163 872 
Development Pipeline 0 0 0 0 0 0 
Total Housing Gap 1,071 850 561 183 471 3,136 
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Vermont Rental Housing Gap by Income
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Based on the preceding analysis, the housing gaps by income level range from 281 to 964 
for the family units and from 183 to 1,071 for the senior units.   Among the family 
housing units, the 
largest gap is among 
the product affordable 
to households with 
incomes between 95% 
and 120% of Area 
Median Household 
Income (AMHI), 
while the largest gap 
for seniors is for 
product affordable to 
households making 
less than 30% of 
AMHI.  It is worth 
noting that most of 
remaining income 
segments by income 
groups demonstrate housing gaps of more than 400 units each.  As a result, it appears that 
housing needs in Vermont cover a broad spectrum of households.   

  
Owner Housing Gap Analysis 
 
The tables below illustrate the owner for-sale housing gap, assuming the housing needs 
originate exclusively from new household growth and replacement of substandard 
housing. 
 

Owner Housing Gap Estimates – Family Households 
Percent Of Median Household Income 

 
Demand Component 

<30%  
(<$20,000) 

30%-50% 
($20,000-
$40,000) 

50%-80% 
($40,000-
$60,000) 

80%-95% 
($60,000-
$70,000) 

95%-120% 
($70,000-
$100,000) Total 

New Households (2015-2020) 16 369 -373 -33 -99 -120 
Substandard Housing 332 512 522 352 1,409 3,127 
Development Pipeline 0 0 0 0 -108 -108 
Total Housing Gap 348 881 149 319 1,202 2,899 

 
Owner Housing Gap Estimates – Senior Households 

Percent Of Median Household Income 

 
Demand Component 

<30%  
(<$20,000) 

30%-50% 
($20,000-
$40,000) 

50%-80% 
($40,000-
$60,000) 

80%-95% 
($60,000-
$70,000) 

95%-120% 
($70,000-
$100,000) Total 

New Households (2015-2020) 572 1,630 1,412 670 1,758 6,042 
Substandard Housing 250 342 278 158 631 1,659 
Development Pipeline 0 0 0 0 0 0 
Total Housing Gap 822 1,972 1,690 828 2,389 7,701 
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Based on the preceding analysis, the owner housing gaps by income level range from 149 
to 1,202 for the family units and from 822 to 2,389 for the senior units.  As evidenced by 
the preceding tables, the largest housing gaps are among units that are affordable to 
households with incomes between 95% and 120% of AMHI.  The family housing gap 
within this income segment represents over 40% of the entire family owner housing gap 
in the state, while the senior housing gap in this income segment represents nearly one-
third of the state’s entire senior housing gap.  

   

Vermont Owner Housing Gap by Income
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Senior Care Housing Gap Estimates 
 

Senior care housing encompasses a variety of alternatives including residential care 
facilities, assisted living facilities, and nursing homes.  Such housing typically serves the 
needs of seniors requiring some level of care to meet their personal needs, often due to 
medical or other physical or mental issues.  The following attempts to quantify the 
estimated senior care housing gap in Vermont. 

 
Senior Care Housing Gap Estimates  

Senior Care Housing Demand Component Demand Estimates 
Elderly Population Age 62 and Older by 2020 152,743 
Times Share* of Elderly Population Requiring ADL Assistance X 7.4% 
Equals Elderly Population Requiring ADL Assistance 11,303 
Divided by Average Household Size /1.46 
Total Elderly Households with Person Requiring ADL Assistance 7,742 
Less Existing Supply - 6,537 
Less Development Pipeline -40 
Potential Senior Care Beds Needed by 2020 1,165 

ADL – Activities of Daily Living 
*Share of ADL was based on data provided by the U.S. Centers for Disease Control and Prevention’s 
Summary Health Statistics for U.S. Population National Health Interview Survey 2011 

 



Based upon age 62 and older population characteristics and trends, and applying the ratio 
of persons requiring ADL assistance, we estimate that there will be 1,165 households 
with a person requiring assisted services that will not have their needs met by existing or 
planned senior care facilities by the year 2020.  Not all of these estimated households 
with persons age 62 and older requiring ADL assistance will want to move to a senior 
care facility, as many may choose home health care services or have their needs taken 
care of by a family member.  Regardless, the 1,165 seniors estimated above represent the 
potential need for additional senior care housing in the state.    
 
Demographics 

 
Vermont is projected to experience a population increase of 7,040 (1.1%) and a 
household increase of 4,768 (1.8%) between 2015 and 2020.  Of the 4,768 new 
households that are projected to be added, the greatest projected percent growth will 
occur in Lamoille (4.3%), Chittenden (3.7%), Franklin (3.2%), and Addison (2.0%) 
Counties.   
 

Vermont County/State Household Trends (2015-2020)
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The 2,375 new households projected to be added to Chittenden County between 2015 and 
2020 represent nearly half (49.8%) of the household growth for the overall state during 
this time.  Only Rutland County is projected to experience a decline in the number of 
households, with a loss of only 36 households or a decline of 0.1% 
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Vermont Households by Age (2015-2020)
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Between 2015 and 2020, the greatest growth in households by age is projected to occur 
among households between the ages of 65 and 74, which will grow by 8,403 or 21.1%.    
While households between the ages of 55 and 64 will also to grow, it will do so at a 
slower rate and increase by 1,707 (2.9%).  Households age 75 and older will increase by 
7.0%, adding 1,959 
households. It should be 
noted that much of this 
growth is actually attributed 
to households aging in 
place.  In essence, they are 
changing from one age 
segment to another. The 
most notable household 
growth by county between 
2015 and 2020 is projected 
to occur among households 
between the ages of 65 and 
74 within Chittenden, 
Washington, Rutland, 
Windham, and Franklin 
Counties.  Notable growth among the age 55 to 64 cohorts is projected to occur within 
Chittenden and Franklin Counties.   
 
In terms of household growth by tenure, between 2015 and 2020, the number of owner 
households is projected to increase by 3,501 (1.9%), while renters will increase by 1,267 
(1.7%).  As such, owner household growth is projected to outpace renter household 
growth by a 3 to 1 margin.  This growth in households will affect the future housing 
needs of the state and has been considered in the housing gap/needs estimates presented 
in this report.   
 
Among renter households in Vermont, the greatest share of household sizes in 2015 will 
be single person households, which will represent 44.1% of the total households in the 
state.  Large-family households, generally those with five or more persons, will represent 
5.2% of all renter households.  The share of renter households by size will change 
slightly between 2015 and 2020, with the greatest increase occurring among one-person 
households (increasing from 44.1% to 44.9%, an increase of 1,170 one-person 
households).  The share of large family (five-persons +) renter households will decline 
from 5.2% in 2015 to 5.0% in 2020, with the total number of large family renter 
households decreasing by nearly 100 during this time.  The trends among owner 
households by household sizes will be similar to renter household trends.  Between 2015 
and 2020, the largest share of owner-occupied households will be among two-person 
households, representing over 40% of the owner household base.  Single-person owner 
households will represent 23.5% of all owner households in 2015 and will be the only 
household share among owners to grow by 2020 when it will represent 23.5% of the 
owner household base. Large family (five-persons +) owner households will represent 
6.5% of the overall owner household base in 2015 and decline to 6.3%% in 2020, 
decreasing by nearly 150 households.  Such projected trends will affect the type of 
housing units (e.g. bedroom types) needed in Vermont in the years ahead.   
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Between 2015 and 2020, most household income segments are projected to go through 
some growth.  However, households with annual incomes of $100,000 or more are 
projected to grow the most, increasing by 4,499 (9.7%).  Other household income 
segments that are projected to experience notable growth include households with 
incomes between $60,000 and $100,000 (494, 0.8%), $40,000 and $49,999 (164, 0.7%), 
and less than $10,000 (89, 0.5%).  It should be noted that much of the growth will be the 
result of actual income growth as well as the result of changes in earning capacity due to 
changes in household formations (e.g. marriage, divorce, deaths, etc).    
 
The distribution of households by income and tenure for 2015 and 2020 are illustrated in 
the tables below. 
 

 Renter Households by Income – Vermont 

 
<$10,000 

$10,000 -
$19,999 

$20,000 -
$29,999 

$30,000 - 
$39,999 

$40,000 -
$49,999 

$50,000 - 
$59,999 

$60,000 - 
$99,999 $100,000+ 

 
Total 

2015 
10,145 
(13.4%) 

14,446 
(19.1%) 

12,051 
(15.9%) 

10,459 
(13.8%) 

7,183 
(9.5%) 

5,848 
(7.7%) 

10,718 
(14.1%) 

4,933 
(6.5%) 

75,784 
(100.0%) 

2020 
10,128 
(13.1%) 

14,375 
(18.7%) 

11,837 
(15.4%) 

10,338 
(13.4%) 

7,379 
(9.6%) 

5,841 
(7.6%) 

11,345 
(14.7%) 

5,810 
(7.5%) 

77,051 
(100.0%) 

Change -17 -71 -214 -121 196 -7 627 877 1,267 
% Change -0.2% -0.5% -1.8% -1.2% 2.7% -0.1% 5.8% 17.8% 1.7% 

Source: ESRI, HISTA and Bowen National Research 
 

 

 Owner Households by Income - Vermont 

 
<$10,000 

$10,000 -
$19,999 

$20,000 -
$29,999 

$30,000 - 
$39,999 

$40,000 -
$49,999 

$50,000 - 
$59,999 

$60,000 - 
$99,999 $100,000+ 

 
Total 

2015 
7,483 
(4.0%) 

14,866 
(8.0%) 

16,616 
(8.9%) 

17,813 
(9.5%) 

17,960 
(9.6%) 

17,173 
(9.2%) 

53,144 
(28.5%) 

41,663 
(22.3%) 

186,718 
(100.0%) 

2020 
7,589 
(4.0%) 

14,775 
(7.8%) 

16,829 
(8.8%) 

17,969 
(9.4%) 

17,928 
(9.4%) 

16,833 
(8.8%) 

53,012 
(27.9%) 

45,285 
(23.8%) 

190,219 
(100.0%) 

Change 106 -91 213 156 -32 -340 -132 3,622 3,501 
% Change 1.4% -0.6% 1.3% 0.9% -0.2% -2.0% -0.2% 8.7% 1.9% 

Source: ESRI, HISTA and Bowen National Research 
 

As the preceding table illustrates, the greatest renter household growth between 2015 and 
2020 is projected to occur among those with annual incomes of $100,000 and higher.  
The greatest projected growth among homeowners is also expected to occur among 
households with income of $100,000 and higher.   While the overall state of Vermont is 
projected to experience a slight decline among its lower income renter households, it is 
critical to understand that several counties will actually experience an increase in its base 
of lower income renter households between 2015 and 2020.  Positive renter household 
growth is projected to occur among householders with annual incomes generally below 
$30,000 in Addison, Orleans, Windham and Windsor Counties.  As a result, there will be 
an increase in demand for more affordable rental housing in these particular counties that 
will originate from new renter household growth.  Detailed household income data by 
tenure is provided in the individual county chapters of this report.   
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Vermont Household Income by Tenure (2015)
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Cost burdened households are those paying over 30% of their income towards housing 
costs, while severe cost burdened households are considered as those paying over 50% 
of their income towards housing costs. Among Vermont’s renter households, a total of 
34,884 (47.5%) are cost burdened and 16,485 (22.4%) are severe cost burdened.  The 
greatest share of severe cost burdened renter households is in Chittenden County 
(26.6%), while the greatest share of severe cost burdened owner households is within 
Windsor (14.7%) and Windham (14.6%) Counties.  A total of 60,272 (32.9%) owner 
households are cost burdened while 21,936 (12.0%) are severe cost burdened. As such, 
Vermont has high shares of households paying disproportionately high portions of their 
income towards housing costs. 
 

   

Vermont Cost Burdened Households by Tenure
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Overcrowded housing is considered a housing unit with 1.01 or more persons per room, 
while severe overcrowding housing is considered a unit with 1.51 or more persons per 
room.  In Vermont, 1,748 (2.4%) renter households and 1,440 (0.8%) owner households 
are experiencing overcrowded housing situations.  Statewide, 585 (0.8%) renter 
households and 234 (0.1%) owner households are experiencing severe overcrowded 
housing conditions.  The number of households living in overcrowded housing indicates 
that a small portion of the existing housing supply may be insufficient in meeting the 
needs of some Vermont’s residents.   

 
It is estimated that 69,575 people in Vermont live in poverty, representing 11.1% of the 
state’s population.  Of those living in poverty, nearly two-thirds (63.3%) are between the 
ages of 18 and 64.  It should be noted that 18,492 people living in poverty are children 
under the age of 18, representing 13.7% of all children.  As such, one in seven children is 
believed to be living in poverty.  Nearly one in 10 seniors age 65 or older live in poverty. 
With more than one in 10 all households in the state living in poverty, it is clear that 
affordable housing is critical to many state residents. 
 
Special Needs Populations 
 
Based on information provided by the Vermont Coalition to End Homelessness, in 2014 
there are approximately 1,556 persons classified as homeless within Vermont.  The 
following tables summarize the sheltered and unsheltered homeless population, as well as 
the homeless housing inventory within the state. 

 
Homeless Population – Vermont (2014) 

Total Homeless 
Persons 

Chronically 
Homeless 

Motel 
Vouchers Unsheltered Households Singles Children 

1,556 152 582 164 1,025 746 366 
 

Homeless Housing Inventory – Vermont (2014)  
Beds by Population Category 

Project 
Type 

Single Male/ 
Female and 

Households with 
Children 

Single 
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Female Veteran C
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Emergency Shelter 211 130 0 0 82 14 0 37 612 1,086 
Transitional Housing 157 80 46 10 54 27 0 0 0 374 
Permanent Supportive Housing 286 82 156 194 0 0 1 0 0 719 
Rapid Re-housing 116 0 10 0 0 0 0 12 0 138 
Safe Haven 0 6 0 0 0 0 0 0 0 6 
Total Beds By Population 770 298 212 204 136 41 1 49 612 2,323 

Source: Vermont Coalition to End Homelessness 
 *Includes Motel Voucher Beds 
 Chronically Homeless and Veteran Beds Duplicated 

 
It should be noted that the housing inventory count shown above may include beds/units 
that are double counted, such as some veterans’ beds/units that are also included in the 
count of chronically homeless beds/units.  Additionally, some of the homeless housing 
inventory is not always readily available, such as seasonal housing and/or overflow beds 
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Vermont Homeless Beds by Population
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(e.g. motel voucher beds), and therefore overstate the actual year-round and available 
homeless housing capacity.   
 
Based on the 2014 Annual Statewide Count of Homelessness, the utilization (occupancy) 
rate for homeless housing beds in the state is 96.2% (3.8% vacancy).  This utilization rate 
and the fact that 164 
persons remain unsheltered 
on a given night indicate 
that there still remains a 
need for housing that meets 
the special needs of the 
homeless population.  The 
State of Vermont appears to 
be actively engaged in 
assisting its local CoCs 
through various outreach 
and housing programs that 
are targeted towards its 
homeless population 
despite many federal 
sequestration cutbacks.  

 
The following table summarizes the various special needs populations within Vermont 
that were considered in this report.  It should be noted that county level data, when 
available, is presented and discussed in the county chapters of this report. 
 

Vermont Special Needs Populations 

Special Needs Group Persons Special Needs Group Persons 

HIV/AIDS 633 Persons with Disabilities (PD) 82,452 

Victims of Domestic Violence (VDV) 9,893 Elderly (Age 62+) (E62) 115,816 

Persons with Substance Abuse (PSA) 54,000 Frail Elderly (Age 62+) (FE62) 8,581 

Adults with Severe Mental Illness (SMI) 27,177 Ex-offenders (Parole/Probation) (EOP) 1,722 

Co-Occurring Disorders (COD) N/A Unaccompanied Youth (UY) 460 
New Immigrants/Refugees (NIR) 6,641 Migrant Farm Workers 615 

   Note:  Special needs data sources cited in Addendum A:  Sources 
 

Excluding the homeless population, the largest number of special needs persons is among 
elderly (age 62+), persons with disabilities, persons with substance abuse issues, and 
adults with severe mental illness.  According to our interviews with area stakeholders, 
housing alternatives that meet the specific needs of the special needs population are 
limited.  As such, there remains a continued need for such housing.  Detailed analysis of 
each of the special needs populations is presented within the Statewide chapter of this 
Vermont Housing Needs Assessment. 
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Housing Supply 
 
This housing supply analysis considers both rental and owner for-sale housing.  
Understanding the historical trends, market performance, characteristics, composition, 
and current housing choices provide critical information as to current market conditions 
and future housing potential.  The housing data presented and analyzed in this section 
includes primary data collected directly by Bowen National Research and from secondary 
data sources including American Community Survey (ACS), U.S. Census housing 
information and data provided by various government entities and real estate 
professionals.  
 
The housing structures included in this analysis are: 

 

 Rental Housing – Multifamily rentals, typically with three or more units were 
inventoried and surveyed.  Additionally, rentals with one or two units in a structure, 
which were classified as non-conventional rentals, were identified and surveyed.  

 
 Mobile Homes – Mobile home units located within designated mobile home parks 

were aggregated and evaluated.      
 

 Owner For-Sale Housing – We identified attached and detached for-sale housing, 
which may be part of a planned development or community, as well as attached 
multifamily housing such as condominiums.   

 

 Senior Care Housing – Facilities providing housing for seniors requiring some level 
of care, such as residential care facilities, assisted living facilities and nursing homes, 
were surveyed and analyzed. 

 
Based on 2013 data provided by American Community Survey, there are 323,936 
housing units in Vermont.  A total of 182,581 (71.2%) are owner-occupied and 73,982 
(28.8%) are renter-occupied.  While there are nearly 70,000 units classified as “vacant” 
within the state, three-fourths of these units are classified as “seasonal, recreation, or 
occasional use.”  When limited to only rental and for-sale housing, overall housing is 
reporting a 4.5% vacancy rate for rentals and 1.9% vacancy rate for for-sale housing.  In 
order to obtain details on Vermont’s housing stock, Bowen National Research conducted 
a survey of various housing alternatives within the state.  While this survey does not 
include all housing units in the state, the surveyed housing units are significant and are 
representative of the typical housing units in the state.  
 
Based on research conducted by Bowen National Research and utilizing secondary data 
sources, a total of 403 multifamily rental properties, 284 non-conventional rentals, 243 
mobile home parks, 21,561 recently sold housing units and 8,691 currently available for-
sale units, and 73 senior care facilities were identified and analyzed in the state.  While 
comprehensive in its scope, this is considered a sample survey of various housing 
alternatives most commonly offered in Vermont.  It should be noted that, when possible, 
Bowen National Research reports physical vacancies, which represent units that are 
available for someone to rent or buy.  Economic vacancies, which are considered vacant 
units but not ready for occupancy, are not a focus of our rental supply analysis.  
Vermont’s surveyed housing supply is summarized as follows. 
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Surveyed Vermont Housing Supply 

Product Type 
Projects 

Surveyed 
Total  

Units* 
Vacant 
Units 

Vacancy 
Rate Price/Rent Range 

Multifamily Apartments 403 12,012 118 1.0%/3.0%* $460-$3,300 
Non-Conventional Rentals 284 284 - 6.2%** $400-$5,075 
Mobile Home Parks 243 7,162 352 4.9% $285*** 
Owner For-Sale Housing 30,252 30,252 8,691 1.9%** - 

         Homes Sold 21,561 21,561 - - $2,000-$4,500,000 
Homes Available 8,691 8,691 8,691 - $7,900-$12,500,000 

Senior Care Housing 73 2,965 191 6.4% - 
Residential Care 49 1,248 67 5.4% $635-$7,036 

                Assisted-Living 7 379 24 6.3% $675-$9,000 
             Nursing Care 17 1,338 100 7.5% $6,996-$14,752 

Total 31,255 52,675 9,352   
Note:  The 8,691 vacant for-sale units are units that were listed as available for purchase and may actually be  
            occupied by the current homeowners or other residents 
    *1.0% is the physical vacancy, 3.0% is the economic vacancy 
  **Vacancy rates based on U.S. Census and ACS data (2011-2013) 
***Lot rent that does not include actual mobile home unit 

 

Bowen National Research identified and studied 52,675 total housing units among the 
various housing segments studied in this report.  Our research identified 9,352 vacant 
units (Note: vacant units include units in apartments, available for-sale housing, vacant 
beds or units in senior care housing, and vacant lots within mobile home parks).  While 
there are likely other vacancies in the state such as vacation/seasonal housing, for-sale 
housing by owner, vacant/abandoned or other short-term housing units that are vacant, 
the 9,352 identified vacant units are likely a reasonable representation of the overall 
market conditions of the housing supply in Vermont.   
 
Based on Bowen National Research’s analysis of Vermont’s housing supply, it is evident 
that the demand for housing in Vermont is very strong and that there is limited 
availability.  The inventoried supply has vacancy rates by product type ranging from 
1.0% (multifamily apartments) to 7.5% (nursing care), with Census data indicating that 
non-conventional rentals have a 6.2% vacancy rate.  While the standards used for 
defining the health of a housing market vary to some degree, vacancy rates generally 
between 4.0% to 6.0% for rental housing and for for-sale housing markets, and generally 
between 9.0% and 11.0% for senior care housing are considered representative of healthy 
and stable markets.  As such, vacancy rates for the various housing segments in Vermont 
are considered low and are clear indications that demand for each housing segment is 
strong.  As a result, it appears that Vermont residents have relatively limited housing 
availability.   

  
Multifamily Rental Housing - A total of 403 multifamily housing properties with a total 
of 12,012 units were identified and inventoried within Vermont.  These rentals have a 
combined physical vacancy rate of 1.0%, and an estimated economic vacancy rate of 
3.0%.  Physical vacancies are vacant units that are currently available for rent, while 
economic vacancies also include vacant units that cannot currently be rented due to the 
units being renovated, uninhabitable, damaged, or being prepared for future occupancy 
following recent tenant turnover.  The majority of our analysis of multifamily housing 
focuses on physical vacancies.  Typically, healthy, well-balanced markets have vacancy 
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rates generally between 4% and 6%.  As such, Vermont’s multifamily housing has an 
extremely low vacancy rate which is an indication that there is very limited availability 
among multifamily apartments in the state.  While government-subsidized housing offers 
the largest number of multifamily units in the state, these particular units appear to be in 
the highest demand as evidenced by the 0.4% vacancy rate among the 134 surveyed 
projects that operate exclusively under a government subsidy.  Although the market-rate 
supply has the highest vacancy rate at 1.6%, this is still considered very low.  As a result, 
there appear to be no weaknesses or softness in Vermont’s multifamily rental housing 
supply.  In fact, 347 of the 403 surveyed multifamily projects reported 100% occupancy 
rates.  These 347 fully occupied projects represent 86.1% of all multifamily projects 
surveyed.  Further, 268 (66.5%) of the 403 surveyed projects maintain wait lists for 
available units at these projects which provides evidence that there is pent-up demand for 
multifamily rental housing in Vermont.  Besides the inventory of affordable housing 
units, there are approximately 6,310 Housing Choice Vouchers issued within the state. 
Based on interviews with issuers of vouchers, there are more than 3,100 households 
waiting for vouchers.  This wait list, combined with the limited available government-
subsidized units and wait list for these units, indicate the significant pent-up demand and 
need for affordable rentals within the state.  Based on the survey of multifamily rentals, 
rental rates generally range from $450 to $3,300, with some of the highest rents in 
Chittenden and Orange Counties. 
 
Non-Conventional Rental Housing – While there is no known inventory of all non-
conventional rental units (occupied and vacant) in the state, based on data provided by 
ACS and our estimates, there are approximately 34,695 total non-conventional rental 
housing units in Vermont.  It is estimated that 2,099 of these units are vacant, yielding an 
overall 6.2% statewide vacancy rate among Vermont’s non-conventional supply.  Bowen 
National Research identified and surveyed 284 non-conventional rental units in Vermont.  
These rentals are typically one- or two-unit structures such as single-family homes, 
duplexes, units over storefronts or other alternatives not contained within a multifamily 
development.  The collected rents for non-conventional rentals identified range from 
$400 to $5,075.  Generally, the highest non-conventional rents are within Chittenden, 
Lamoille, Rutland, Windham and Windsor Counties. 
 
Mobile Home Park Vacancy and Rental Rates – Based on information from the 
Vermont Department of Housing & Community Development’s Housing Division, of the 
7,162 lots at the 242 mobile home communities in the state, 352 or 4.9 % were vacant or 
unused.  The 4.9% vacancy rate is generally considered a good indication of the positive 
demand for mobile home communities.  It should be noted, however, that many lots 
classified as vacant may not be useable due to various reasons such as being in a flood 
plain.  As a result, the actual share of available lots is likely lower than that reported by 
DHCD.  Median base lot rents within mobile home parks in Vermont have trended 
upward, increasing by 1.1% to 2.5% annually between 2009 and 2013.  These fees, which 
typically only include lot rentals, generally range by county from $200 to $350 per 
month.  The statewide median base lot rent within mobile home parks was $285 in 2013.  
While many mobile home residents own their homes, rental rates for typical mobile 
homes within the state generally range from $600 to $975, though some identified mobile 
homes rent for as little as $450 per month and as high as $1,500 per month.  Most of 
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these identified mobile home rentals also include the real property space in which they 
are located as part of the rent. 
  
For-Sale Housing - Bowen National Research identified 21,561 housing units within the 
state that sold since January 2010 and an additional 8,691 homes currently listed as 
available for purchase.  Comparing the 8,691 available units against the total owner-
occupied units in the state yields a 4.5% statewide availability rate. It should be noted 
that many of these available homes are likely occupied by current homeowners or other 
residents and are not vacant.  According to data reported by ACS, the owner-occupied 
housing stock in Vermont is 1.9% vacant.  Typically, markets with availability rates 
between 4.0% and 6.0% are considered stable markets.  As such, the available inventory 
of for-sale product appears to be slightly low but appropriate for the current households 
in the market.  However, as the state continues to grow, additional for-sale housing will 
need to be added.  The state’s overall median price of homes sold since 2010 was 
$206,700, while the available product has a median price of $245,000.  It should be noted 
that prices cited in our analysis of available for-sale supply is the asking price and not 
necessary the actual price for which the homes will ultimately sale. Based on an 
assessment of MLS historical sales data since 2010, it appears that the actual sales prices 
of homes are about 6.4% below the original list prices.  The available homes have a 
median list price by county ranging from $129,900 to $359,450.  The highest median list 
prices are within Chittenden County ($359,450), Bennington County ($295,000), 
Lamoille County ($294,750), and Windsor County ($285,000).      
 
 

Senior Care Housing - Bowen National Research identified and surveyed a total of 73 
senior care housing facilities containing a total of 2,965 units/beds.  Specifically, the 
senior facilities include 49 residential care facilities, 7 assisted living facilities, and 17 
nursing homes.  These 73 facilities represent nearly half of the senior care facilities in the 
state and are representative of the typical housing choices available to seniors requiring 
special care housing.  The Vermont senior care market is reporting overall vacancy rates 
between 5.4% (residential care) to 7.5% (nursing home).  The American Seniors Housing 
Association (ASHA) reports the average assisted living vacancy rate nationwide at 9.1% 
and nursing care facilities averaging a vacancy rate of 11.0% (Note: residential care 
facilities are not a category included in the ASHA report, though assisted living is the 
most comparable product to RCF facilities).  Based on Bowen National Research’s 
survey, Vermont’s senior care facilities are performing slightly better than national 
averages. As such, it appears that senior care housing is in high demand.  Statewide, the 
median base monthly fee for residential care facilities is $3,164, the median base monthly 
fee for assisted living is $4,665, and the median base fee for nursing care is $8,882 a 
month.  Generally, it appears the highest senior care housing fees are within Addison, 
Bennington and Chittenden Counties, while the lowest housing fees are within Lamoille, 
Orleans, Rutland, and Windham Counties.  It is important to note that the age, quality, 
unit type, level of services required and other factors influence the fees a facility can 
achieve. 
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Recommendations 
 
The following is a summary of recommendations for the Vermont Department of 
Housing & Community Development and other government entities to consider, as they 
relate to meeting the housing needs in Vermont. 

 
1) Support the Development of Rental Housing: As shown in the housing supply 

portion of this report, there are very few available rental alternatives within the state, 
with the surveyed multifamily housing supply reporting an overall 1.0% physical 
vacancy rate.  With more than three-fourths of all surveyed properties fully occupied 
and two-thirds maintaining wait lists, very few multifamily options are available.   As 
such, the state is in need of additional multifamily housing, with the greatest need for 
units affordable to households with incomes below 30% of Area Median Household 
Income (AMHI) and among households with income between 95% and 120% of 
AMHI.   While a variety of product types are needed, due to the projected growth of 
senior households and one- and two-person households, the development of smaller 
bedroom types (one- and two-bedroom units) should be an area of emphasis.   

 
2) Support the Development of Senior Housing and/or Efforts to Enable Seniors to 

Age in Place: With the greatest household growth projected to occur among seniors 
age 65 to 74 (8,403 projected to be added between 2015 and 2020), and the second 
largest growth projected to occur among households between ages 55 and 64 (1,707 
new seniors) during this same time, Vermont’s base of senior households will 
increase significantly.  Due to the lack of available housing, particularly rental 
housing alternatives, Vermont will need to expand its supply of senior-oriented 
housing to meet this growing need.  Efforts should also be made to promote pre-
emptive actions that lead to the removal of physical barriers and encourages property 
modifications that would enable seniors to age in place. This includes supporting 
home repair and home maintenance efforts to extend the usefulness of existing 
housing.   

 
3) Support First-Time Homebuyer Programs for Low/Moderate/Middle Income 

Households: Based on the Housing Gap/Needs Estimates provided in this report, the 
largest gap/needs among the owner for-sale housing supply appears to be among units 
affordable to households with incomes between 95% and 120% of Area Median 
Household Income (AMHI).  This household income segment is projected to increase 
significantly between 2015 and 2020, increasing the likely need of such households to 
secure financing to purchase housing.  Support should be given to first-time 
homebuyer programs to assist low/moderate/middle income households with 
purchasing their own homes.  Efforts should also be made in educating the public on 
homebuyer programs available to such households.   
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4) Support Affordable Housing Programs – With a statewide rental housing gap 
estimate of more than 4,000 units affordable to households with incomes below 80% 
of Area Median Household Income (AMHI) from 2015 to 2020, combined with the 
fact that there are few vacancies and long wait lists for affordable housing at a 
majority of multifamily rental properties in the state, there is clear and pent-up 
demand for affordable housing in Vermont.  Continued and expanded support for 
various state and federal programs used to develop or maintain affordable housing in 
the state, particularly programs focused on low-income renter households will be 
critical to meeting current and future housing needs of Vermont. 

 
5) Support Home Repair/Maintenance Programs (with Emphasis on Senior 

Housing): As shown in the housing supply analysis, given that much of Vermont’s 
existing rental housing supply is more than 30 years old and the for-sale supply is 
more than 40 years old, the state’s housing stock is generally considered old.  Based 
on Bowen National Research’s on-site exterior evaluations of much of the state’s 
housing stock, it was determined that a notable portion of the housing stock is in need 
of repairs and modernization.  Consideration should be given supporting programs 
that provide assistance to lower income households for home repair, home 
maintenance, and weatherization to allow such households, particularly seniors, to 
remain in their homes longer. This will be particularly helpful to lower-income 
seniors in rural communities who have difficulty affording home upkeep and have 
few housing options if they want or are forced to move. Such assistance will enable 
many seniors to stay in their homes longer and age in place. 

 
6) Encourage Local Government Entities to Provide Predevelopment Activities: 

Local governments can take a proactive approach to encouraging development by 
doing or providing some of the predevelopment work required for housing 
development. Such involvement can range from site identification (land banks) and 
land preparation (e.g. land clearing, providing infrastructure, etc.) to providing market 
data.  Local government’s promotion of pre-development research data and analysis, 
like the county level chapters of this Statewide Housing Needs Assessment, could be 
used to attract private sector investment and developers to local communities.   

 
7) Expand the Directory of Affordable Rental Housing (DoARH):  The Vermont 

Housing Finance Agency maintains the Directory of Affordable Rental Housing 
(DoARH), which is an online database of rental housing alternatives in Vermont.  
Based on Bowen National Research’s research of housing options in the state, it 
appears that few rental properties advertise their available units.  Due to the lack of 
available housing in the state, this DoARH online resource likely serves as a primary 
resource center for people seeking housing.  It is recommended that this database of 
properties be expanded to include all rentals in the state, including non-conventional 
rentals and market-rate apartments.  The site could serve as a comprehensive online 
rental housing clearinghouse.  

 



Vermont: Statewide Overview 
 

Introduction – That state of Vermont is located in 
the northeastern portion of the United States and is 
the second least populous state and the 6th smallest. 
Comprised of 9,620 square miles and divided into 14 
counties, the state had a total population of 625,740 
and 256,442 households as of the 2010 Census. 
Chittenden County is the most populous, with a 2010 
population of 156,545. Montpelier is the state capital 
and had a 2010 population of 7,855.  Other notable 
cities and towns within the state and their 2010 
population in parentheses are Burlington (42,417), 
Essex (19,587), South Burlington (17,904), 
Colchester (17,067), Rutland (16,495), Bennington 
(15,764), and Brattleboro (12,046). As of 2010, 
Vermont had a median household income of $52,733.   

 

Housing Supply 
 

Based on surveys of housing conducted by Bowen 
National Research and secondary data sources, a total 
of 403 multifamily rental properties, 243 mobile home 
parks, 21,561 recently sold housing units (8,691 
available), and 73 senior care facilities were identified 
and analyzed in the state. 
 

Housing Supply Overview 
Housing Type Vacancy Rents-Prices 

Apartment Rentals 1.0% (3.0%)* $460-$3,300 

Non-Conventional Rentals 6.2%** $400-$5,075 

Mobile Home Parks 4.9% $285-$975 
Owner Housing  

(For-Sale) 1.9%** 
$7,900-

$12,500,000 

Senior Care Facilities 

RC – 5.4% 
AL – 6.3% 
NH – 7.5% 

$635-$7,036 
$675-$9,000 

$6,996-$14,752 
RC-Residential Care; AL-Assisted living; NH-Nursing Home 
*1.0% represents physical vacancy, 3.0% represents economic vacancy 
** Based on Census and ACS data 

Housing Needs Estimates (Units) by Tenure and % AMHI 
Rental Units Owner Units Household 

Income Family Senior Family Senior 
Senior
Care 

<30% 16,792 8,292 19,789 15,464 - 
30%-50% 9,650 3,665 19,562 14,445 - 
51%-80% 2,099 946 13,466 8,774 - 
81%-95% 632 316 4,066 2,897 - 

96%-120% 1,318 554 7,380 4,905 - 

Highlights 
 

Total Population – Vermont is projected to 
experience a moderate population increase of 1.6% 
between 2010 and 2015, and a 1.1% growth rate 
between 2015 and 2020.   
 
Population by Age – The population between the 
ages of 55 and 64 is projected to grow by 9,410 
(10.5%) during this time. It is projected that between 
2015 and 2020 that the greatest population growth 
will again occur among persons between the ages of 
65 and 74, which is projected to increase by 14,245 or 
22.4%, similar to the preceding five-year period.   
 

Total Households – Between 2015 and 2020, the 
overall state is projected to add 4,768 (1.8%) 
households. 
 
Households by Age – Between 2015 and 2020, the 
greatest growth in households by age is projected to 
continue to occur among households between the 
ages of 65 and 74, which will grow by 8,403 or 
21.1%. 
 
 
 
Additional demographic data is included on pages 
two and three of these facts sheets. 

Total 30,491 13,773 64,263 46,485 1,165 

Note:  Primary data sources include U.S. Census Bureau, American Community Survey (ACS) and ESRI. 
 All other data sources are cited within the full report. 
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Vermont: Statewide Demographics & Economics 
 

Persons Per Household 

Tenure Year 1-Person 2-Person 3-Person 4-Person 5-Person Total 
Median 

H.H. Size 

2010 
32,279 

(43.0%) 
21,756 

(29.0%) 
10,358 

(13.8%) 
6,530 
(8.7%) 

4,112 
(5.5%) 

75,035 
(100.0%) 1.48 

2015 
33,397 

(44.1%) 
21,645 

(28.6%) 
10,436 

(13.8%) 
6,369 
(8.4%) 

3,937 
(5.2%) 

75,784 
(100.0%) 1.42 

Renter 

2020 
34,567 

(44.9%) 
21,768 

(28.3%) 
10,566 

(13.7%) 
6,302 
(8.2%) 

3,847 
(5.0%) 

77,051 
(100.0%) 1.36 

2010 
39,956 

(22.0%) 
75,130 

(41.4%) 
29,356 

(16.2%) 
24,662 

(13.6%) 
12,302 
(6.8%) 

181,407 
(100.0%) 2.35 

2015 
42,730 

(22.9%) 
76,706 

(41.1%) 
30,376 

(16.3%) 
24,712 

(13.2%) 
12,194 
(6.5%) 

186,718 
(100.0%) 2.32 

Owner 

2020 
44,759 

(23.5%) 
77,662 

(40.8%) 
31,076 

(16.3%) 
24,667 

(13.0%) 
12,055 
(6.3%) 

190,219 
(100.0%) 2.30 

 
 

The median renter household size in 2015 will be 1.42 while owner households will be 2.32. These sizes are expected to 
decline very little by 2020. 
 
Single person households will represent 44.1% of all renter households and 22.9% of all owner households in the state 
in 2015.  Large family households (4+ persons) will represent 13.6% of renter households and 19.7% of owner 
households in 2015. 
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Vermont Persons per Owner Household (2015)
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Population by Race 

Metric 

W
h

it
e 

A
lo

n
e 

B
la

ck
/A

fr
ic

an
 

A
m

er
ic

an
 A

lo
n

e 

A
si

an
 A

lo
n

e 

S
om

e 
O

th
er

 R
ac

e 
A

lo
n

e 

T
w

o 
or

 M
or

e 
R

ac
es

 

T
ot

al
 

Number 596,291 6,277 7,947 4,472 10,753 625,740 
Percent 95.3% 1.0% 1.3% 0.7% 1.7% 100.0% 

Vermont Population by Race
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Vermont: Statewide Housing Supply Overview 
 

Surveyed Housing Supply Overview (Represents Sample Survey of Housing) 
Housing Type Projects Units Vacant Units Vacancy Price Range Median Price 

Apartment Rentals 403 12,012 118 1.0% (3.0%)* $460-$3,300 $583-$3,300 
Non-Conventional Rentals 284 284 - 6.2%*** $400-$5,075 $1,200 

Mobile Home Parks 243 7,162 352 4.9% $285-$975 - 
Owner Housing (For-Sale)** - 8,691 - 1.9%*** $7,900-$12,500,000 $245,000 

Senior Care Facilities 
RC - 49 
AL - 7 

NH - 17 

1,248 
379 

1,338 

67 
24 
100 

5.4% 
6.3% 
7.5% 

$635-$7,036 
$675-$9,000 

$6,996-$14,752 

$3,164 
$4,664 
$8,882 

RCF-Residential Care; AL-Assisted living; NH-Nursing Home 
*1.0% represents physical vacancy, 3.0% represents economic vacancy 
**Units is the total number of active listings 
***Based on U.S. Census and ACS estimates 
 

Apartment Rentals 
Total Surveyed 

Properties 
Vacancy 

Rates Subsidized Housing 
Overall 
1.0% Type Count Wait List* 403 

Market-Rate Public Housing Units 1,836 
7-336 H.H. 
6-36 Mos. 

1.6% Other Subsidized Units 5,082 1-405 H.H. Total Units 
Surveyed Tax Credit 

1.1% Housing Choice Vouchers 5,039 35-400 H.H. 
Subsidized 12,012 

0.7% 

0.
8% 0.

9%

1.
5%

1.
1%

1.
0% 1.

2%

0 %

1%

2 %

1-BR 2-BR 3-BR

Vacancy Rate

County State

H.H. – Households; Mos. – Months  
*Based on totals provided by housing authority 
representatives and property managers/leasing agents 

Distribution of Units 
Non-Subsidized Non-Subsidized Rental Distribution 

Unit Type 
Total 
Units 

Vacancy 
Rate 

Median Collected 
Rents* 

Studio 252 0.8% $583-$950 
One-Bedroom 2,031 1.1% $747-$997 
Two-Bedroom 2,786 1.6% $852-$2,100 
Three-Bedroom 584 0.9% $826-$2,475 
Four+-Bedroom 81 1.2% $790-$3,300 

81

584

2,786

252

2,031

Studio

One-Bedroom

Two-Bedroom

Three-Bedroom

Four+-Bedroom

 *Rent range based on number of bathrooms 

Government-Subsidized 
Government-Subsidized Rental Distribution 

Unit Type 
Total 
Units 

Vacancy 
Rate 

Studio 456 0.7% 
One-Bedroom 4,128 0.4% 
Two-Bedroom 1,068 1.8% 
Three-Bedroom 489 0.8% 

4,128

456

1,068

489

137

Studio

One-Bedroom

Two-Bedroom

Three-Bedroom

Four+-Bedroom

 Four+-Bedroom 137 0.0% 
 

Mobile Home Parks 
Number of Projects/Parks 243 

Total Lots 7,162 
Leased Lots 6,510 
Vacant Lots 652 

Occupancy Rate 4.9% 
Median Base Lot Rent (2013) $285 

Median base lot rents within mobile home parks in 
Vermont have trended upward, increasing by 1.1% to 
2.5% annually between 2009 and 2013.  These fees, which 
typically only include lot rentals, generally range by 
county from $200 to $350 per month.  The statewide 
median base lot rent within mobile home parks was $285 
in 2013.   
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Vermont: Statewide Housing Supply Overview 
 

Senior Care Facilities 

Housing Type Total Projects Units/Beds Vacancy Rate 
National 

Vacancy Rate* Median Base Rent 
Residential Care 49 1,248 5.4% 9.1% $3,164 
Assisted Living 7 379 6.3% 9.1% $4,665 
Nursing Homes 17 1,338 7.5% 11.0% $8,882 

Total 73 2,965 6.5% - - 
*American Seniors Housing Assn. The State of Seniors Housing 
Within Vermont there are a total of 163 senior care facilities, including a mix of residential care facilities, assisted living facilities, and 
nursing homes.  From August through September of 2014, Bowen National Research surveyed a total of 73 of these facilities 
containing a total of 2,965 units/beds.  Specifically, the senior facilities include 49 residential care facilities, 7 assisted living facilities, 
and 17 nursing homes.  These 73 facilities represent nearly half of the senior care facilities in the state and are representative of the 
typical housing choices available to seniors requiring special care housing.   

Owner Housing (For-Sale) by Year Sold 
Year 
Sold 

Units 
Sold 

 
Change 

Median 
Price 

 
Change 

2010 3,985 - $201,000 - 
2011 3,994 0.3% $208,000 3.5% 
2012 4,600 15.2% $205,000 -1.4% 
2013 5,236 13.8% $211,000 2.9% 

2014* 3,746 - $208,000 - 
*Sales data is through October 14, 2014 

Vermont Annual Home Sales (2010-2013)
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Overall Available Owner Housing (For-Sale) 
Number 

of Homes Listed 
Price 

Range 
Average 

List Price 
Median 

List Price 
Average Days on 

Market 
8,691 $7,900-$12,500,000 $355,875 $245,000 208 

As of October 2014 

Available Owner (For-Sale) Housing by Price 

List Price 
Median 

Price Units Share 
<$100,000 $76,750 774 8.9% 

$100,000 - $199,999 $159,000 2,682 30.9% 
$200,000 - $299,999 $249,900 2,142 24.6% 
$300,000 - $399,999 $350,000 1,142 13.1% 
$400,000 - $499,999 $450,000 615 7.1% 

$500,000+ $750,000 1,336 15.4% 
Total 8,691 100.0% 

As of October 2014 

Vermont Available For-Sale Housing by Price
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Housing Issues by Tenure 
Renter-Occupied Owner-Occupied 

Housing Issue Number Percent Number Percent 
Cost Burdened 34,884 47.5% 60,272 32.9% 

Severely Cost Burdened 16,485 22.4% 21,936 12.0% 
Overcrowded 1,748 2.4% 1,440 0.8% 

Severely Overcrowded 584 0.8% 234 0.1% 
Substandard* 1,790 2.5% 2,441 1.3% 

Lead Paint 112,889 62% 54,505 74% 

A total of 34,884 (47.5%) are cost burdened and 
16,485 (22.4%) are severe cost burdened.  A 
total of 60,272 (32.9%) owner households are 
cost burdened while 21,936 (12.0%) are severe 
cost burdened. 
 
A total of 1,748 (2.4%) renter households and 
1,440 (0.8%) owner households are 
experiencing overcrowded housing situations.  
Statewide, 585 (0.8%) renter households and 
234 (0.1%) owner households are experiencing 
severe overcrowded housing conditions.   

Notes: Some housing issues overlap with other issues; Lead Paint estimates are 
based on year built 
*Incomplete Kitchen and Incomplete Bath have been added together 

A detailed analysis of the county’s demographics, economics, and housing supply is included in the Housing Needs 
Assessment. 
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Vermont: Statewide Special Needs & Homeless 
 

Special Needs Populations 
Special Needs Group Persons Special Needs Group Persons 

HIV/AIDS 633 Persons with Disabilities (PD) 82,452 
Victims of Domestic Violence (VDV) 9,893 Elderly (Age 62+) (E62) 115,816 
Persons with Substance Abuse (PSA) 54,000 Frail Elderly (Age 62+) (FE62) 8,581 

Adults with Severe Mental Illness (SMI) 27,177 Ex-offenders (Parole/Probation) (EOP) 1,722 
Co-Occurring Disorders (COD) N/A Unaccompanied Youth (UY) 460 

New Immigrants/Refugees (NIR) 6,641 Migrant Farm Workers 615 
Note: Data sources cited in full report 

Excluding the homeless population, the largest number of special needs persons is among elderly, those with 
disabilities, persons with substance abuse, and adults with severe mental illness. According to our interviews with area 
stakeholders, housing alternatives that meet the specific needs of the special needs population are limited. 

 

Homeless Population 
Total Homeless 

Persons Chronically Homeless Motel Vouchers Unsheltered Households Singles Children 
1,556 152 582 164 1,025 746 366 

 

Homeless Housing Inventory 
Beds by Population Category 
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Emergency Shelter 211 130 0 0 82 14 0 37 612 1,086 
Transitional Housing 157 80 46 10 54 27 0 0 0 374 
Permanent Supportive Housing 286 82 156 194 0 0 1 0 0 719 
Rapid Re-housing 116 0 10 0 0 0 0 12 0 138 
Safe Haven 0 6 0 0 0 0 0 0 0 6 
Total Beds By Population 770 298 212 204 136 41 1 49 612 2,323 

Vermont Homeless Populations

746

1,025

366 Households

Singles

Children

 

Based on the Vermont Coalition to End Homelessness, there 
are approximately 1,556 persons classified as homeless within 
Vermont.  Based on the 2014 Annual Statewide Count of 
Homelessness, the utilization (occupancy) rate for homeless 
housing beds in the state is 96.2% (3.8% vacancy). This 
utilization rate and the fact that 164 persons remain 
unsheltered on a given night indicate that there still remains a 
need for housing that meets the special needs of the homeless 
population.   
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STATEWIDE ANALYSIS 
 

A. SCOPE OF WORK 
 
The scope of work included in this report includes: 

 

 A housing survey and/or inventory of over 400 multifamily rental properties with 
over 12,000 rental units, inventory of nearly 300 non-conventional rentals (e.g. 
single-family homes, duplexes, etc.), analysis of approximately 243 mobile home 
parks, evaluation of for-sale housing data on 21,561 homes sold since 2010 and 
8,691 currently available for-sale housing units, and a survey of 73 senior care 
facilities (e.g. residential care facilities, assisted living facilities, and nursing 
homes).  The housing data evaluated includes rents/price points, vacancy levels, 
wait lists, year built, and quality. 

 

 An evaluation of numerous demographic trends and characteristics of the 
individual counties and overall state was completed.  Data is presented for the 
population, households and incomes for each study area with an emphasis on 
2010, 2015 and 2020.  

 

 Economic metrics associated with employment by job sector, total employment 
and unemployment rates of each county and the overall state were evaluated. 

 

 An evaluation of the homeless population and other special needs populations was 
conducted.  The housing alternatives provided to these special needs groups was 
also considered.  

 

 Stakeholder interviews were conducted with approximately 90 representatives 
across all 14 counties in Vermont to obtain local perspectives and insights on 
housing issues at the county and/or state level.   

 

 Housing gap and housing needs estimates for both rental and for-sale housing by 
various income levels for the overall state and each county were provided.   

 

 We provided our opinion on the housing needs priorities of the state and the 
individual counties and provided recommendations for general strategies for 
meeting the overall housing needs of Vermont residents.   

 
 More than 400 individuals or organizations were personally contacted to obtain 

information required to conduct this housing needs assessment.   
 

The 14 counties evaluated in this analysis are delineating on the map that follows this 
page. 
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B. DEMOGRAPHICS 
 

Each Vermont county and the overall state of Vermont was evaluated based on 
various demographic characteristics and trends.  Data sources used in this 
demographic analysis include ESRI, Ribbon Demographics, 2000 and 2010 U.S. 
Census, American Community Survey, Nielson Claritas, Urban Decision Group and 
Bowen National Research.  The data was illustrated for various points in time and 
include 2000, 2010, 2015 and 2020.   
 
Demographic characteristics and trends considered in this analysis include: 

 
 Total Population and Population Growth Trends 
 Population by Age 
 Population Density 
 Total Households and Household Growth Trends 
 Households by Age 
 Population by Education Attainment 
 Population by Race  
 Households by Tenure 
 Households by Income and Tenure 
 Households by Cost Burden 
 Households Living in Overcrowded Housing 
 Population by Poverty Status 
 Special Needs Populations: 

o Homeless Population 
o HIV/AIDS 
o Victims of Domestic Violence 
o Persons with Substance Abuse 
o Adults with Severe Mental Illness 
o Co-Occurring Disorders 
o New Immigrants/Refugees 
o Persons with Disabilities 
o Elderly (Age 62+) 
o Frail Elderly (Persons Age 62+ Requiring Assistance with Daily Living) 
o Ex-Offenders (On Parole/Probation) 
o Unaccompanied Youth 

 
When available, all data is presented both on a county level and for the overall state 
of Vermont.  Detailed county data and analysis is provided for each county in 
individual county profiles included later in this report. 
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Key Demographic Findings 
 
Significant population demographic findings include the following:   
 

Total Population – Overall, the state of Vermont experienced a population growth 
rate of 2.8% between 2000 and 2010, adding 16,914 people during this time.  It is 
projected to experience a moderate population increase of 1.6% between 2010 and 
2015, and a 1.1% growth rate between 2015 and 2020.  Population growth between 
2010 and 2015 is projected to be most rapid in Chittenden and Franklin Counties and 
slight declines in Grand Isle, Rutland, Washington and Windham Counties. Between 
2015 and 2020, the most rapid population growth is projected to occur within 
Chittenden and Lamoille Counties and slowest within Grand Isle, Rutland, 
Washington and Windham Counties.   
  
Population by Age – Statewide, the greatest growth in population between 2010 and 
2015 is projected to occur among the population between the ages of 65 and 74, 
which are expected to grow by 13,952 (28.2%).  The population between the ages of 
55 and 64 is projected to grow by 9,410 (10.5%) during this time. It is projected that 
between 2015 and 2020 that the greatest population growth will again occur among 
persons between the ages of 65 and 74, which is projected to increase by 14,245 or 
22.4%, similar to the preceding five-year period.  This growth among the senior 
population is primarily attributed to persons aging in place.  Excluding the population 
under the age of 25, which includes children, the largest share of the adult population 
will be between the ages of 55 and 64, which will represent 16.1% of the state’s 
population in 2020. On a county level between 2015 and 2020, the counties with the 
greatest projected growth will be among people between the ages of 65 and 74 within 
Chittenden, Rutland, Washington, Windham and Windsor Counties. 
 

Population Living in Poverty – It is estimated that 69,575 people in Vermont live in 
poverty, representing 11.1% of the state’s population.  Of those living in poverty, 
nearly two-thirds (63.3%) are between the ages of 18 and 64.  It should be noted that 
18,492 people living in poverty are children under the age of 18, representing 13.7% 
of all children.  As such, one in seven children is believed to be living in poverty.  
Nearly one in 10 seniors age 65 or older live in poverty. With more than one in 10 all 
households in the state living in poverty, it is clear that affordable housing is critical 
to many state residents. 
 

Mobility Patterns – Approximately 86% of the state’s population has lived with in 
the same residence during the past year, while 14.0% have moved to a new residence.  
Among the states population, 7.6% moved within the same county over the past year.   
A little over 6% of the state’s residents moved into their current county from another 
county, from out of state or from outside the country.  Of the 14 counties in the state, 
Chittenden County has the greatest annual resident turnover at 18.7%, while all other 
counties’ turnover rates generally range from 10% to 13%.  The higher annual 
turnover rate is not unusual in more populated areas like Chittenden County, as more 
developed areas typically offer a greater number and more diverse mix of housing 
alternatives, greater employment opportunities, and higher shares of renter 
households, which often lead to greater resident mobility than more rural areas.    
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Significant household and income-related findings include: 
 

Total Households – Between 2015 and 2020, the overall state is projected to add 
4,768 (1.8%) households.  This is slightly slower than the projected growth for 
Vermont between 2010 and 2015, which is projected to experience an increase of 
6,060 households or an increase of 2.4%.  Counties with the greatest projected 
percent growth from 2015 to 2020 include Lamoille (4.3%), Chittenden (3.7%), 
Franklin (3.2%), and Addison (2.0%).  The 2,375 new households projected to be 
added to Chittenden County between 2015 and 2020 represent nearly half (49.8%) of 
the household growth for the overall state during this time.  Only Rutland County is 
projected to experience a decline in the number of households between 2015 and 
2020, with a loss of only 36 households or a decline of 0.1%. 
 

Households by Age – Between 2010 and 2015, it is projected that in Vermont the 
greatest growth in the number of households will be among those between the ages of 
65 and 74, which will grow by 8,339 (26.5%).  Notable household growth during this 
time is also projected to occur among households between the ages of 55 and 64 
(4,837 households, 9.0% increase) and age 75 and older (1,144 households, 4.1% 
increase).  Between 2015 and 2020, the greatest growth in households by age is 
projected to continue to occur among households between the ages of 65 and 74, 
which will grow by 8,403 or 21.1%.    While households between the ages of 55 and 
64 will continue to grow, it will do so at a slower rate and increase by 1,707 (2.9%).  
Households age 75 and older will increase by 7.0% between 2015 and 2020, adding 
1,959 households.  The most notable household growth by county between 2015 and 
2020 is projected to occur among households between the ages of 65 and 74 within 
Chittenden, Washington, Rutland, Windham, and Franklin Counties.  Notable growth 
among the age 55 to 64 cohorts is projected to occur within Chittenden and Franklin 
Counties.  The senior growth tends projected for counties throughout the state will 
increase the need for senior housing that meets the needs of older Vermonters.    
 

Households by Tenure – Statewide, it is projected by 2015 that just over 70% of all 
occupied housing units will consist of owners, while nearly 30% will consist of 
renters   These shares are not expected to change significantly by 2020.  In terms of 
household growth by tenure, between 2015 and 2020, the number of owner 
households is projected to increase by 3,501 (1.9%), while renters will increase by 
1,267 (1.7%).  As such, owner household growth is projected to outpace renter 
household growth by a 3 to 1 margin.  This growth in households will affect the 
future housing needs of the state and has been considered in the housing gap and 
housing needs estimates presented in this report.  It is worth noting that the larger, 
more developed counties with 25,000 or more people generally have renter shares of 
30% or  higher, while more rural counties typically have much lower shares of 
renters. 
 

Households by Size and Tenure - Among renter households in Vermont, the 
greatest share of household sizes in 2015 will be single person households, which will 
represent 44.1% of the total renter households in the state.  Large-family households, 
generally those with five or more persons, will represent 5.2% of all renter 
households.  The share of renter households by size will change slightly between 
2015 and 2020, with the greatest increase occurring among one-person households 
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(increasing from 44.1% to 44.9% and adding 1,170 one-person households).  The 
share of large family (five-persons +) renter households will decline from 5.2% in 
2015 to 5.0% in 2020, with the total number of large family renter households 
decreasing by nearly 100 during this time.  The trends among owner households by 
household sizes will be similar to renter household trends.  Between 2015 and 2020, 
the largest share of owner-occupied households will be among two-person 
households, representing over 40% of the owner household base.  Single-person 
owner households will represent 23.5% of all owner households in 2015 and will be 
the only households share to grow by 2020 when it will represent 23.5% of the owner 
household base. Large family (five-persons +) owner households will represent 6.5% 
of the overall owner household base in 2015 and decline to 6.3%% in 2020, 
decreasing by nearly 150 households.  Such projected trends will affect the type of 
housing units (e.g. bedroom types) needed in Vermont in the years ahead.   
 

Households by Income - Between 2015 and 2020, most household income segments 
are projected to go through some growth.  However, households with annual incomes 
of $100,000 or more are projected to grow the most, increasing by 4,499 (9.7%).  
Other household income segments that are projected to experience notable growth 
include households with incomes between $60,000 and $100,000 (494, 0.8%), 
$40,000 and $49,999 (164, 0.7%), and less than $10,000 (89, 0.5%).  It should be 
noted that much of the growth will be the result of actual income increases as well as 
the result of changes in earning capacity due to changes in household formations (e.g. 
marriage, divorce, deaths, etc).    
 

Cost Burdened Households - Cost burdened households are those paying over 30% 
of their income towards housing costs, while severe cost burdened households are 
considered those paying over 50% of their income towards housing costs. Among 
Vermont’s renter households, a total of 34,884 (47.5%) are cost burdened and 16,485 
(22.4%) are severe cost burdened.  The greatest share of severe cost burdened renter 
households is in Chittenden County (26.6%), while the greatest share of severe cost 
burdened owner households is within Windsor (14.7%) and Windham (14.6%) 
Counties.  A total of 60,272 (32.9%) owner households are cost burdened while 
21,936 (12.0%) are severe cost burdened. As such, Vermont has high shares of 
households paying disproportionately high portions of their income towards housing 
costs.    
 

Overcrowded Housing - Overcrowded housing is considered a housing unit with 
1.01 or more persons per room, while severe overcrowding housing is considered a 
unit with 1.51 or more persons per room.  In Vermont, 1,748 (2.4%) renter 
households and 1,440 (0.8%) owner households are experiencing overcrowded 
housing situations.  Statewide, 585 (0.8%) renter households and 234 (0.1%) owner 
households are experiencing severe overcrowded housing conditions.  Caledonia 
County has the state’s highest share of severe overcrowded renter households, while 
the share of owner households with severe overcrowding is relatively even among the 
counties.  The number of households living in overcrowded housing indicates that a 
notable segment of the existing housing supply may not be meeting the needs of 
many Vermont’s residents.   
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A comparison of the 14 counties and statewide data, for various demographic metrics 
is included on the following pages.  
 
Statewide and County Comparisons 
 
State and county demographic data is compared in the following tables.   

 
1. POPULATION TRENDS 

 
Year   

2000 2010 2015 2020 
Population 35,944 36,793 37,494 37,868 
Population Change - 849 701 374 Addison County 
Percent Change - 2.4% 1.9% 1.0% 
Population 36,994 37,125 37,635 37,724 
Population Change - 131 510 89 Bennington County 
Percent Change - 0.4% 1.4% 0.2% 
Population 29,689 31,213 31,614 31,851 
Population Change - 1,524 401 237 Caledonia County 
Percent Change - 5.1% 1.3% 0.7% 
Population 146,595 156,567 161,657 166,316 
Population Change - 9,972 5,090 4,659 Chittenden County 
Percent Change - 6.8% 3.3% 2.9% 
Population 6,459 6,306 6,413 6,414 
Population Change - -153 107 1 Essex County 
Percent Change - -2.4% 1.7% 0.0% 
Population 45,417 47,746 49,163 50,345 
Population Change - 2,329 1,417 1,182 Franklin County 
Percent Change - 5.1% 3.0% 2.4% 
Population 6,901 6,970 6,953 6,940 
Population Change - 69 -17 -13 Grand Isle County 
Percent Change - 1.0% -0.2% -0.2% 
Population 23,239 24,481 25,002 25,912 
Population Change - 1,242 521 910 Lamoille County 
Percent Change - 5.3% 2.1% 3.6% 
Population 28,220 28,941 29,474 29,734 
Population Change - 721 533 260 Orange County 
Percent Change - 2.6% 1.8% 0.9% 
Population 26,283 27,239 27,724 27,974 
Population Change - 956 485 250 Orleans County 
Percent Change - 3.6% 1.8% 0.9% 
Population 63,406 61,648 61,620 61,093 
Population Change - -1,758 -28 -527 Rutland County 
Percent Change - -2.8% 0.0% -0.9% 
Population 58,045 59,529 59,506 59,559 
Population Change - 1,484 -23 53 Washington County 
Percent Change - 2.6% 0.0% 0.1% 
Population 44,216 44,513 44,294 44,001 
Population Change - 297 -219 -293 Windham County 
Percent Change - 0.7% -0.5% -0.7% 
Population 57,418 56,670 56,893 56,752 
Population Change - -748 223 -141 

 
Windsor County 

Percent Change - -1.3% 0.4% -0.2% 
Population 608,826 625,740 635,440 642,480 
Population Change - 16,914 9,700 7,040 

 
State of Vermont 

Percent Change - 2.8% 1.6% 1.1% 
Source:  2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 



Significant findings from the above table include: (1) population growth between 
2010 and 2015 is projected to be most rapid in Chittenden and Franklin Counties 
and slight declines in Grand Isle, Rutland, Washington and Windham Counties, 
and (2) between 2015 and 2020, the most rapid population growth is projected to 
occur within Chittenden and Lamoille Counties and slowest within Grand Isle, 
Rutland, Washington and Windham Counties.   
 
Overall, the state of Vermont experienced a population growth rate of 2.8% 
between 2000 and 2010, adding 16,914 people during this time.  It is projected to 
experience a moderate population increase of 1.6% between 2010 and 2015, and a 
1.1% growth rate between 2015 and 2020. 
 
The graph below compares the percent change in population from 2015 to 2020 
for Vermont and its counties. 
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Vermont County/State Population Change (2015-2020)
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The population bases by age are summarized as follows: 
 

  Population by Age  

  <25 25 to 34 35 to 44 45 to 54 55 to 64 65 to 74 75+ Total 

2010 
12,287 
(33.4%) 

3,398 
(9.2%) 

4,555 
(12.4%) 

6,020 
(16.4%) 

5,433 
(14.8%) 

2,824 
(7.7%) 

2,276 
(6.2%) 

36,793 
(100.0%) 

2015 
12,056 
(32.2%) 

3,544 
(9.5%) 

4,165 
(11.1%) 

5,572 
(14.9%) 

5,926 
(15.8%) 

3,805 
(10.1%) 

2,427 
(6.5%) 

37,494 
(100.0%) 

Addison  
County 

2020 
11,705 
(30.9%) 

3,656 
(9.7%) 

3,965 
(10.5%) 

5,082 
(13.4%) 

6,038 
(15.9%) 

4,769 
(12.6%) 

2,654 
(7.0%) 

37,868 
(100.0%) 

2010 
10,825 
(29.2%) 

3,392 
(9.1%) 

4,282 
(11.5%) 

6,041 
(16.3%) 

5,590 
(15.1%) 

3,562 
(9.6%) 

3,433 
(9.2%) 

37,125 
(100.0%) 

2015 
10,524 
(28.0%) 

3,689 
(9.8%) 

3,944 
(10.5%) 

5,552 
(14.8%) 

6,025 
(16.0%) 

4,383 
(11.6%) 

3,518 
(9.3%) 

37,635 
(100.0%) 

Bennington 
 County 

2020 
10,138 
(26.9%) 

3,797 
(10.1%) 

3,799 
(10.1%) 

4,961 
(13.1%) 

6,147 
(16.3%) 

5,221 
(13.8%) 

3,661 
(9.7%) 

37,724 
(100.0%) 

2010 
9,820 

(31.5%) 
3,213 

(10.3%) 
3,683 

(11.8%) 
4,889 

(15.7%) 
4,816 

(15.4%) 
2,542 
(8.1%) 

2,250 
(7.2%) 

31,213 
(100.0%) 

2015 
9,442 

(29.9%) 
3,454 

(10.9%) 
3,528 

(11.2%) 
4,397 

(13.9%) 
5,133 

(16.2%) 
3,406 

(10.8%) 
2,254 

(7.1%) 
31,614 

(100.0% 
Caledonia  

County 

2020 
9,083 

(28.5%) 
3,585 

(11.3%) 
3,403 

(10.7%) 
3,946 

(12.4%) 
5,102 

(16.0%) 
4,376 

(13.7%) 
2,356 

(7.4%) 
31,851 

(100.0%) 

2010 
55,497 
(35.4%) 

20,614 
(13.2%) 

19,903 
(12.7%) 

24,300 
(15.5%) 

18,566 
(11.9%) 

9,433 
(6.0%) 

8,253 
(5.3%) 

156,566 
(100.0%) 

2015 
55,429 
(34.3%) 

21,635 
(13.4%) 

19,087 
(11.8%) 

22,433 
(13.9%) 

21,729 
(13.4%) 

12,403 
(7.7%) 

8,941 
(5.5%) 

161,657 
(100.0%) 

Chittenden 
County 

2020 
54,916 
(33.0%) 

22,565 
(13.6%) 

19,289 
(11.6%) 

20,621 
(12.4%) 

23,813 
(14.3%) 

15,318 
(9.2%) 

9,794 
(5.9%) 

166,316 
(100.0%) 

2010 
1,596 

(25.3%) 
525 

(8.3%) 
789 

(12.5%) 
1,097 

(17.4%) 
1,079 

(17.1%) 
702 

(11.1%) 
518 

(8.2%) 
6,306 

(100.0%) 

2015 
1,537 

(24.0%) 
564 

(8.8%) 
741 

(11.6%) 
1,006 

(15.7%) 
1,183 

(18.4%) 
843 

(13.1%) 
540 

(8.4%) 
6,413 

(100.0%) 
Essex  

County 

2020 
1,472 

(22.9%) 
572 

(8.9%) 
704 

(11.0%) 
903 

(14.1%) 
1,200 

(18.7%) 
982 

(15.3%) 
582 

(9.1%) 
6,414 

(100.0%) 

2010 
15,211 
(31.9%) 

5,714 
(12.0%) 

6,876 
(14.4%) 

8,015 
(16.8%) 

6,122 
(12.8%) 

3,212 
(6.7%) 

2,596 
(5.4%) 

47,746 
(100.0%) 

2015 
15,162 
(30.8%) 

5,795 
(11.8%) 

6,595 
(13.4%) 

7,577 
(15.4%) 

7,147 
(14.5%) 

4,164 
(8.5%) 

2,723 
(5.5%) 

49,163 
(100.0%) 

Franklin  
County 

2020 
15,006 
(29.8%) 

5,888 
(11.7%) 

6,508 
(12.9%) 

7,063 
(14.0%) 

7,725 
(15.3%) 

5,193 
(10.3%) 

2,962 
(5.9%) 

50,345 
(100.0%) 

2010 
1,850 

(26.5%) 
673 

(9.7%) 
905 

(13.0%) 
1,295 

(18.6%) 
1,268 

(18.2%) 
630 

(9.0%) 
349 

(5.0%) 
6,970 

(100.0%) 

2015 
1,716 

(24.7%) 
692 

(10.0%) 
829 

(11.9%) 
1,165 

(16.8%) 
1,329 

(19.1%) 
835 

(12.0%) 
385 

(5.5%) 
6,953 

(100.0%) 
Grand Isle 

 County 

2020 
1,609 

(23.2%) 
690 

(9.9%) 
805 

(11.6%) 
1,041 

(15.0%) 
1,312 

(18.9%) 
1,058 

(15.2%) 
423 

(6.1%) 
6,940 

(100.0%) 

2010 
7,816 

(31.9%) 
2,901 

(11.9%) 
3,289 

(13.4%) 
3,964 

(16.2%) 
3,242 

(13.2%) 
1,873 
(7.7%) 

1,391 
(5.7%) 

24,476 
(100.0%) 

2015 
7,730 

(30.9%) 
3,010 

(12.0%) 
3,129 

(12.5%) 
3,597 

(14.4%) 
3,643 

(14.6%) 
2,338 
(9.3%) 

1,557 
(6.2%) 

25,002 
(100.0%) 

Lamoille  
County 

2020 
7,731 

(29.8%) 
3,264 

(12.6%) 
3,008 

(11.6%) 
3,306 

(12.8%) 
3,947 

(15.2%) 
2,842 

(11.0%) 
1,816 

(7.0%) 
25,912 

(100.0%) 
Source:  2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research 
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  Population by Age  

  <25 25 to 34 35 to 44 45 to 54 55 to 64 65 to 74 75+ Total 

2010 
8,414 

(29.1%) 
2,972 

(10.3%) 
3,595 

(12.4%) 
5,091 

(17.6%) 
4,588 

(15.9%) 
2,431 

(8.4%) 
1,845 
(6.4%) 

28,936 
(100.0%) 

2015 
8,105 

(27.5%) 
3,053 

(10.4%) 
3,484 

(11.8%) 
4,509 

(15.3%) 
5,128 

(17.4%) 
3,291 

(11.2%) 
1,904 
(6.5%) 

29,474 
(100.0%) 

Orange 
 County 

2020 
7,794 

(26.2%) 
2,943 

(9.9%) 
3,556 

(12.0%) 
3,972 

(13.4%) 
5,326 

(17.9%) 
4,139 

(13.9%) 
2,004 
(6.7%) 

29,734 
(100.0%) 

2010 
7,767 

(28.5%) 
2,951 

(10.8%) 
3,346 

(12.3%) 
4,192 

(15.4%) 
4,158 

(15.3%) 
2,665 

(9.8%) 
2,159 
(7.9%) 

27,238 
(100.0%) 

2015 
7,518 

(27.1%) 
3,011 

(10.9%) 
3,217 

(11.6%) 
3,944 

(14.2%) 
4,445 

(16.0%) 
3,337 

(12.0%) 
2,252 
(8.1%) 

27,724 
(100.0%) 

Orleans 
 County 

2020 
7,176 

(25.7%) 
3,036 

(10.9%) 
3,096 

(11.1%) 
3,692 

(13.2%) 
4,497 

(16.1%) 
4,019 

(14.4%) 
2,458 
(8.8%) 

27,974 
(100.0%) 

2010 
17,919 
(29.1%) 

6,106 
(9.9%) 

7,387 
(12.0%) 

10,400 
(16.9%) 

9,576 
(15.5%) 

5,559 
(9.0%) 

4,698 
(7.6%) 

61,645 
(100.0%) 

2015 
16,897 
(27.4%) 

6,523 
(10.6%) 

6,790 
(11.0%) 

9,316 
(15.1%) 

10,342 
(16.8%) 

6,903 
(11.2%) 

4,850 
(7.9%) 

61,620 
(100.0%) 

Rutland  
County 

2020 
15,941 
(26.1%) 

6,579 
(10.8%) 

6,464 
(10.6%) 

8,155 
(13.3%) 

10,547 
(17.3%) 

8,253 
(13.5%) 

5,155 
(8.4%) 

61,093 
(100.0%) 

2010 
17,738 
(29.8%) 

6,427 
(10.8%) 

7,901 
(13.3%) 

9,856 
(16.6%) 

8,995 
(15.1%) 

4,606 
(7.7%) 

4,011 
(6.7%) 

59,534 
(100.0%) 

2015 
17,261 
(29.0%) 

6,347 
(10.7%) 

7,163 
(12.0%) 

8,946 
(15.0%) 

9,578 
(16.1%) 

5,961 
(10.0%) 

4,250 
(7.1%) 

59,506 
(100.0%) 

Washington  
County 

2020 
16,686 
(28.0%) 

6,432 
(10.8%) 

6,598 
(11.1%) 

8,159 
(13.7%) 

9,718 
(16.3%) 

7,407 
(12.4%) 

4,559 
(7.7%) 

59,559 
(100.0%) 

2010 
12,471 
(28.0%) 

4,636 
(10.4%) 

5,183 
(11.6%) 

7,697 
(17.3%) 

7,359 
(16.5%) 

3,967 
(8.9%) 

3,200 
(7.2%) 

44,513 
(100.0% 

2015 
11,909 
(26.9%) 

4,686 
(10.6%) 

4,860 
(11.0%) 

6,721 
(15.2%) 

7,816 
(17.6%) 

5,038 
(11.4%) 

3,264 
(7.4%) 

44,294 
(100.0%) 

Windham  
County 

2020 
11,288 
(25.7%) 

4,711 
(10.7%) 

4,723 
(10.7%) 

5,791 
(13.2%) 

7,881 
(17.9%) 

6,136 
(13.9%) 

3,471 
(7.9%) 

44,001 
(100.0%) 

2010 
14,890 
(26.3%) 

6,097 
(10.8%) 

6,664 
(11.8%) 

9,747 
(17.2%) 

9,181 
(16.2%) 

5,530 
(9.8%) 

4,561 
(8.0%) 

56,670 
(100.0%) 

2015 
14,435 
(25.4%) 

6,166 
(10.8%) 

6,209 
(10.9%) 

8,590 
(15.1%) 

9,964 
(17.5%) 

6,782 
(11.9%) 

4,747 
(8.3%) 

56,893 
(100.0%) 

Windsor  
County 

2020 
13,720 
(24.2%) 

6,224 
(11.0%) 

5,991 
(10.6%) 

7,439 
(13.1%) 

10,262 
(18.1%) 

8,022 
(14.1%) 

5,094 
(9.0%) 

56,752 
(100.0%) 

2010 
194,106 
(31.0%) 

69,622 
(11.1%) 

78,359 
(12.5%) 

102,603
(16.4%) 

89,973 
(14.4%) 

49,538 
(7.9%) 

41,540 
(6.6%) 

625,741 
(100.0%) 

2015 
189,718 
(29.9%) 

72,172 
(11.4%) 

73,742 
(11.6%) 

93,323 
(14.7%) 

99,383 
(15.6%) 

63,490 
(10.0%) 

43,611 
(6.9%) 

635,440 
(100.0%) 

State of  
Vermont 

2020 
184,254 
(28.7%) 

73,945 
(11.5%) 

71,912 
(11.2%) 

84,131 
(13.1%) 

103,514
(16.1%) 

77,735 
(12.1%) 

46,988 
(7.3%) 

642,480 
(100.0%) 

Source:  2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research 
 
 

 



Statewide, the greatest growth in population between 2010 and 2015 is projected 
to occur among the population between the ages of 65 and 74, which are expected 
to grow by 13,952 (28.2%).  The population between the ages of 55 and 64 is 
projected to grow by 9,410 (10.5%).  It is projected that between 2015 and 2020 
the greatest population growth will occur among persons between the ages of 65 
and 74, which is projected to increase by 14,245 or 22.4%.  This growth among 
the senior population is primarily attributed persons aging in place.  Excluding the 
population under the age of 25, which includes children, the largest share of 
population will be between the ages of 55 and 64, which will represent 16.1% of 
the state’s population in 2020. On a county level between 2015 and 2020, the 
counties with the greatest projected growth will be among people between the 
ages of 65 and 74 within Chittenden, Rutland, Washington, Windham and 
Windsor Counties. 
 
The graph below demonstrates the share of population by age group for Vermont 
for 2015 and 2020. 
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The population density for each county and Vermont is summarized below: 

 
Year   

2000 2010 2015 2020 
Population 35,944 36,793 37,494 37,868 Addison County 

(809.09 Square Miles) Density 44 45 46 47 
Population 36,994 37,125 37,635 37,724 Bennington County 

(677.93 Square Miles) Density 55 55 56 56 
Population 29,689 31,213 31,614 31,851 Caledonia County 

(655.15 Square Miles) Density 45 48 48 49 
Population 146,595 156,566 161,657 166,316 Chittenden County 

(616.02 Square Miles) Density 238 254 262 270 
Population 6,459 6,306 6,413 6,414 Essex County 

(673.43 Square Miles) Density 10 9 10 10 
Population 45,417 47,746 49,163 50,345 Franklin County 

(694.08 Square Miles) Density 65 69 71 73 
Population 6,901 6,970 6,953 6,940 Grand Isle County 

(195.15 Square Miles) Density 35 36 36 36 
Population 23,239 24,476 25,002 25,912 Lamoille County 

(462.53 Square Miles) Density 50 53 54 56 
Population 28,220 28,936 29,474 29,734 Orange County 

(691.85 Square Miles) Density 41 42 43 43 
Population 26,283 27,238 27,724 27,974 Orleans County 

(718.31 Square Miles) Density 37 38 39 39 
Population 63,406 61,645 61,620 61,093 Rutland County 

(944.15 Square Miles) Density 67 65 65 65 
Population 58,045 59,534 59,506 59,559 Washington County 

(702.86 Square Miles) Density 83 85 85 85 
Population 44,216 44,513 44,294 44,001 
Area in Square Miles 797.99 797.99 797.99 797.99 

Windham County 
(797.99 Square Miles) 

Density 55 56 56 55 
Population 57,418 56,670 56,893 56,752 Windsor County 

(975.66 Square Miles) Density 59 58 58 58 
Population 608,826 625,741 635,440 642,480 State of Vermont 

(9,614.19 Square Miles) Density 63 65 66 67 
Source:  2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research 
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The State of Vermont overall population density of 66 persons per square mile in 
2015 is not expected to change much by 2020.  Counties with the largest 
projected 2015 population densities include Chittenden (262 per square mile), 
Washington (85), and Franklin (71).  The most rural counties include Essex (10 
people per square miles), Orleans (39), and Grand Isle (36) Counties.  These 
densities are not expected to change significantly by 2020. 
 
The adult population (age 18 and older) by highest educational attainment within 
each county and the overall state of Vermont, based on the 2013 estimates, is 
distributed as follows  
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Number 2,319 8,319 3,920 1,839 4,987 3,763 25,147 
Addison County 

Percent 9.2% 33.1% 15.6% 7.3% 19.8% 15.0% 100.0% 
Number 2,696 8,558 4,956 2,084 5,298 3,329 26,921 

Bennington County 
Percent 10.0% 31.8% 18.4% 7.7% 19.7% 12.4% 100.0% 
Number 2,464 7,583 3,868 1,802 3,661 2,553 21,931 

Caledonia County 
Percent 11.2% 34.6% 17.6% 8.2% 16.7% 11.6% 100.0% 
Number 6,642 23,161 16,885 9,588 29,966 17,919 104,161 

Chittenden County 
Percent 6.4% 22.2% 16.2% 9.2% 28.8% 17.2% 100.0% 
Number 839 2,145 745 384 524 213 4,850 

Essex County 
Percent 17.3% 44.2% 15.4% 7.9% 10.8% 4.4% 100.0% 
Number 3,930 13,456 5,636 3,417 4,446 2,581 33,466 

Franklin County 
Percent 11.7% 40.2% 16.8% 10.2% 13.3% 7.7% 100.0% 
Number 379 1,814 1,034 457 913 602 5,199 

Grand Isle County 
Percent 7.3% 34.9% 19.9% 8.8% 17.6% 11.6% 100.0% 
Number 1,395 5,289 2,874 1,380 4,099 1,869 16,906 

Lamoille County 
Percent 8.3% 31.3% 17.0% 8.2% 24.2% 11.1% 100.0% 
Number 2,034 7,676 3,356 2,154 3,314 2,608 21,142 

Orange County 
Percent 9.6% 36.3% 15.9% 10.2% 15.7% 12.3% 100.0% 
Number 2,997 8,209 3,361 1,433 2,499 1,469 19,968 

Orleans County 
Percent 15.0% 41.1% 16.8% 7.2% 12.5% 7.4% 100.0% 
Number 4,898 16,069 8,229 3,486 7,719 4,152 44,553 

Rutland County 
Percent 11.0% 36.1% 18.5% 7.8% 17.3% 9.3% 100.0% 
Number 2,910 12,207 7,146 3,557 9,396 6,776 41,992 

Washington County 
Percent 6.9% 29.1% 17.0% 8.5% 22.4% 16.1% 100.0% 
Number 2,705 10,221 5,767 2,266 6,207 5,088 32,254 

Windham County 
Percent 8.4% 31.7% 17.9% 7.0% 19.2% 15.8% 100.0% 
Number 3,243 14,041 7,427 3,401 7,978 6,138 42,228 

Windsor County 
Percent 7.7% 33.3% 17.6% 8.1% 18.9% 14.5% 100.0% 
Number 39,451 138,749 75,205 37,249 91,007 59,059 440,720 

State of Vermont 
Percent 9.0% 31.5% 17.1% 8.5% 20.6% 13.4% 100.0% 

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 
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Over 90% of Vermont adult residents age 18 and older are at least high school 
graduates.  Approximately 42.5% of Vermont residents have college degrees.  
Counties with the highest share of non-high school graduates include Essex 
(17.3%), Orleans (15.0%), Franklin (11.7%), Caledonia (11.2%), and Rutland 
(11.0%) Counties.  As a result, the earning capability and potential for a large 
portion of residents in these particular counties may be limited.   
 
The population by race within each county and the state, based on the 2010 
Census, is distributed as follows: 
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Number 35,051 283 532 296 632 36,794 
Addison County 

Percent 95.3% 0.8% 1.4% 0.8% 1.7% 100.0% 
Number 35,858 308 269 223 467 37,125 

Bennington County 
Percent 96.6% 0.8% 0.7% 0.6% 1.3% 100.0% 
Number 30,124 167 251 231 440 31,213 

Caledonia County 
Percent 96.5% 0.5% 0.8% 0.7% 1.4% 100.0% 
Number 144,773 3,319 4,399 1,067 3,008 156,566 

Chittenden County 
Percent 92.5% 2.1% 2.8% 0.7% 1.9% 100.0% 
Number 6,138 18 22 45 83 6,306 

Essex County 
Percent 97.3% 0.3% 0.3% 0.7% 1.3% 100.0% 
Number 45,648 213 231 639 1,015 47,746 

Franklin County 
Percent 95.6% 0.4% 0.5% 1.3% 2.1% 100.0% 
Number 6,641 25 21 88 195 6,970 

Grand Isle County 
Percent 95.3% 0.4% 0.3% 1.3% 2.8% 100.0% 
Number 23,662 149 125 181 364 24,481 

Lamoille County 
Percent 96.7% 0.6% 0.5% 0.7% 1.5% 100.0% 
Number 28,082 110 140 170 439 28,941 

Orange County 
Percent 97.0% 0.4% 0.5% 0.6% 1.5% 100.0% 
Number 26,318 162 93 221 445 27,239 

Orleans County 
Percent 96.6% 0.6% 0.3% 0.8% 1.6% 100.0% 
Number 59,835 334 370 310 799 61,648 

Rutland County 
Percent 97.1% 0.5% 0.6% 0.5% 1.3% 100.0% 
Number 57,187 441 502 347 1,052 59,529 

Washington County 
Percent 96.1% 0.7% 0.8% 0.6% 1.8% 100.0% 
Number 42,412 421 463 346 871 44,513 

Windham County 
Percent 95.3% 0.9% 1.0% 0.8% 2.0% 100.0% 
Number 54,563 327 529 308 943 56,670 

Windsor County 
Percent 96.3% 0.6% 0.9% 0.5% 1.7% 100.0% 
Number 596,291 6,277 7,947 4,472 10,753 625,740 

State of Vermont 
Percent 95.3% 1.0% 1.3% 0.7% 1.7% 100.0% 

 Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 
 

Over 95% of the state’s population is “White Alone”, which is generally similar 
in each of the counties in the state. 
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The population migration information within each county and in Vermont based 
on 2006-2010 American Community Survey estimates is distributed as follows 
(where people lived one year prior to being surveyed): 
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Number 31,852 2,397 797 1,447 299 36,793 
Addison County 

Percent 86.6% 6.5% 2.2% 3.9% 0.8% 100.0% 
Number 32,961 2,055 505 1,517 87 37,125 

Bennington County 
Percent 88.8% 5.5% 1.4% 4.1% 0.2% 100.0% 
Number 27,172 2,190 1,099 747 5 31,213 

Caledonia County 
Percent 87.1% 7.0% 3.5% 2.4% 0.0% 100.0% 
Number 127,280 17,197 3,319 7,722 1,049 156,567 

Chittenden County 
Percent 81.3% 11.0% 2.1% 4.9% 0.7% 100.0% 
Number 5,784 153 135 213 20 6,306 

Essex County 
Percent 91.7% 2.4% 2.1% 3.4% 0.3% 100.0% 
Number 42,088 3,926 857 775 101 47,746 

Franklin County 
Percent 88.1% 8.2% 1.8% 1.6% 0.2% 100.0% 
Number 6,299 213 206 245 7 6,970 

Grand Isle County 
Percent 90.4% 3.1% 2.9% 3.5% 0.1% 100.0% 
Number 21,493 1,320 794 756 118 24,481 

Lamoille County 
Percent 87.8% 5.4% 3.2% 3.1% 0.5% 100.0% 
Number 26,303 1,095 802 678 62 28,941 

Orange County 
Percent 90.9% 3.8% 2.8% 2.3% 0.2% 100.0% 
Number 24,102 1,980 564 517 77 27,239 

Orleans County 
Percent 88.5% 7.3% 2.1% 1.9% 0.3% 100.0% 
Number 53,054 5,134 1,334 2,045 81 61,648 

Rutland County 
Percent 86.1% 8.3% 2.2% 3.3% 0.1% 100.0% 
Number 52,025 3,545 1,678 2,116 165 59,529 

Washington County 
Percent 87.4% 6.0% 2.8% 3.6% 0.3% 100.0% 
Number 38,840 2,748 502 2,254 169 44,513 

Windham County 
Percent 87.3% 6.2% 1.1% 5.1% 0.4% 100.0% 
Number 48,924 3,484 1,474 2,534 255 56,670 

Windsor County 
Percent 86.3% 6.1% 2.6% 4.5% 0.4% 100.0% 
Number 538,260 47,376 14,063 23,554 2,487 625,740 

State of Vermont 
Percent 86.0% 7.6% 2.2% 3.8% 0.4% 100.0% 

Source: U.S. Census Bureau, 2006-2010 American Community Survey; ESRI; Urban Decision Group; Bowen National Research 
 

Approximately 86% of the state’s population has lived with in the same residence 
during the preceding year, while 14.0% moved to a new residence.  An additional 
7.6% of Vermont’s residents moved within the same county over the past year.   
A little over 6% of the state’s residents moved into their current county from 
another county, from out of state or from outside the country.  Of the 14 counties 
in the state, Chittenden County has the greatest annual resident turnover at 18.7%, 
while all other counties’ turnover rates generally range from 10% to 13%.   
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2.   HOUSEHOLD TRENDS 
 

Household trends are summarized as follows: 
 

Year   
2000 2010 2015 2020 

Households 13,058 14,074 14,495 14,786 
Household Change - 1,016 421 291 Addison County 
Percent Change - 7.8% 3.0% 2.0% 
Households 14,846 15,470 15,799 15,949 
Household Change - 624 329 150 Bennington County 
Percent Change - 4.2% 2.1% 0.9% 
Households 11,658 12,547 12,827 12,999 
Household Change - 889 280 172 Caledonia County 
Percent Change - 7.6% 2.2% 1.3% 
Households 56,460 61,835 64,369 66,744 
Household Change - 5,375 2,534 2,375 Chittenden County 
Percent Change - 9.5% 4.1% 3.7% 
Households 2,602 2,818 2,895 2,921 
Household Change - 216 77 26 Essex County 
Percent Change - 8.3% 2.7% 0.9% 
Households 16,765 18,513 19,212 19,827 
Household Change - 1,748 699 615 Franklin County 
Percent Change - 10.4% 3.8% 3.2% 
Households 2,761 2,902 2,924 2,937 
Household Change - 141 22 13 Grand Isle County 
Percent Change - 5.1% 0.8% 0.4% 
Households 9,224 10,017 10,322 10,763 
Household Change - 793 305 441 Lamoille County 
Percent Change - 8.6% 3.0% 4.3% 
Households 10,934 11,888 12,229 12,460 
Household Change - 954 341 231 Orange County 
Percent Change - 8.7% 2.9% 1.9% 
Households 10,448 11,323 11,671 11,868 
Household Change - 875 348 197 Orleans County 
Percent Change - 8.4% 3.1% 1.7% 
Households 25,680 25,986 26,164 26,128 
Household Change - 306 178 -36 Rutland County 
Percent Change - 1.2% 0.7% -0.1% 
Households 23,661 25,026 25,237 25,402 
Household Change - 1,365 211 165 Washington County 
Percent Change - 5.8% 0.8% 0.7% 
Households 18,375 19,290 19,343 19,366 
Household Change - 915 53 23 Windham County 
Percent Change - 5.0% 0.3% 0.1% 
Households 24,162 24,753 25,014 25,119 
Household Change - 591 261 105 

 
Windsor County 

Percent Change - 2.4% 1.1% 0.4% 
Households 240,634 256,442 262,502 267,270 
Household Change - 15,808 6,060 4,768 State of Vermont 
Percent Change - 6.6% 2.4% 1.8% 

Source:  2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research 
 

 
 







































































http://www.ncbi.nlm.nih.gov/pmc/articles/PMC3052959/pdf/nihms235063.pdf
http://www.ddas.vermont.gov/ddas-policies/policies-cfc/policies-cfc-highest/policies-cfc-highest-documents/cfc-high-manual-section-2
http://www.ddas.vermont.gov/ddas-policies/policies-cfc/policies-cfc-highest/policies-cfc-highest-documents/cfc-high-manual-section-2
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5.   Planned & Proposed Residential Development 
  

Bowen National Research personally contacted representatives of more than 200 
of the various government entities responsible for overseeing the approval (e.g. 
zoning, permitting, etc.) of planned residential developments throughout the state 
of Vermont.  Understanding the number of residential units and the type of 
housing being considered for development in each county can assist in 
determining how these projects are expected to meet the housing needs of each 
county and the state as a whole.  It should be noted that some reporting entities 
did not have details on some projects.  As a result, Bowen National Research 
made certain assumptions on project details, such as product type, target market, 
and unit mixes.  While the actual number of units in the development pipeline 
likely differs to some degree from the numbers cited in this report, the intent of 
identifying such housing enables us to account for a majority of potential future 
housing supply in the housing gap/needs estimates.   

 
The following table illustrates the number of residential units that are confirmed 
for development, meaning they have received some level of approval from the 
local government jurisdiction and it is believed these units will likely be 
developed.  Please note, in some cases, there were mixed-use projects that were 
identified as being planned for development but it was undetermined as to the 
exact mix of a particular product type.  In such cases, the number of units in the 
development pipeline were distributed evenly among the known product types.   

 
Confirmed Units in Development Pipeline 

Market 
Multifamily 
Apartments 

Non-
Conventional 

Rentals 
Mobile 
Homes 

Owner 
For-Sale 
Housing 

Residential 
Care Housing 

Assisted 
Living 

Housing 
Nursing 
Homes 

Addison County 0 0 0 0 0 0 0 
Bennington County 0 0 0 0 0 0 0 
Caledonia County 16 0 0 0 0 0 0 
Chittenden County 556 0 0 19 0 0 0 
Essex County 0 0 0 0 0 0 0 
Franklin County 52 0 0 52 0 0 0 
Grand Isle County 0 0 0 0 0 0 0 
Lamoille County 0 0 0 0 0 0 0 
Orange County 0 0 0 0 0 0 0 
Orleans County 20 0 0 0 0 0 0 
Rutland County 52 0 0 37 0 0 0 
Washington County 27 0 0 0 0 0 0 
Windham County 36 0 0 0 0 0 0 
Windsor County 0 0 0 0 0 40 0 
State of Vermont 759 0 0 108* 0 40 0 

Source: Various Planning Departments (See: Addendum A: Sources) 
*Limited to planned developments, such as single-family home subdivisions and condominium developments and does not include 
individual homes that are planned or under construction. 
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A total of 907 units of housing are currently in the development pipeline in 
Vermont.  Nearly 85% of the units in the development pipeline are within 
multifamily apartment structures.  It is important to note that while 108 owner for-
sale units were identified in the development pipeline, these were within larger 
developments such as condominium or planned single-family home developments 
and do not include stand alone, single units that will be built individually.  As 
such, there are likely a large number of single-family homes or other detached 
homes that are being built individually throughout the state.  Among senior care 
facilities, only 40 assisted living units were identified as being in development 
pipeline.  All of the identified and confirmed units in the development pipeline are 
included in the housing gap and housing needs estimates, if applicable. 
 

E.  HOUSING GAP/NEEDS ESTIMATES 
 

Pursuant to the State of Vermont’s Department of Housing and Community 
Development’s Request for Proposal, Bowen National Research conducted housing 
gap/need analyses for rental and for-sale housing.   The housing needs estimates 
include growth, cost burdened households, households living in substandard housing, 
and units in the development pipeline.  These estimates are considered a broad 
evaluation of the needs of the state.  The housing gap analysis includes all of the 
same metrics used in the housing needs analysis except for cost burdened households.  
These households are excluded from this analysis as they are considered to have their 
housing needs met, even though they are paying a disproportionately high share of 
their income towards housing expenses.  These estimates are considered a more 
conservative representation of the housing shortage in the state and indicative of the 
more immediate housing requirements of the state.  Our estimates consider five 
income stratifications.  These stratifications include households with incomes of up to 
30% of Area Median Household Income (AMHI), households with incomes between 
31% and 50% of AMHI, between 51% and 80% of AMHI, between 80% and 95% of 
AMHI, and from 95% to 120% of AMHI.  This analysis was conducted for family 
(all) households and seniors (age 55+) separately.  This analysis identifies the housing 
gap/needs (the number of units that could potentially be supported) for the overall 
state of Vermont between 2015 and 2020.  
 
The demand components included in the housing gap/needs estimates for each of the 
two housing types (rental and for-sale) are listed as follows: 

 
Housing Gap/Needs Analysis Components 

Rental Housing Owner  Housing 

 Renter Household Growth  Owner Household Growth 
 Rent Overburdened Households**  Cost Overburdened Households** 
 Overcrowded Housing  Overcrowded Housing 
 Housing Lacking Complete Indoor Plumbing  Housing Lacking Complete Indoor Plumbing 
 Pipeline Development*   Pipeline Development* 

*Units under construction, permitted, planned or proposed 
**Included in the housing needs estimates only  
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The demand factors for each housing segment at the various income stratifications are 
combined.  Any product confirmed to be in the development pipeline for which 
sufficient details exist is deducted from the various demand estimates, yielding a 
housing gap/needs estimate.  This gap/needs analysis is conducted for both renters 
and owners, as well as for seniors (age 55+) and family (all) households.  These 
estimates represent the number of new households that may need housing and/or the 
number of existing households that currently live in housing that needs replaced to 
relieve occupants of such things as housing cost-burdens, overcrowded or substandard 
housing conditions.  Data used for these various demand components originates from 
the demographic analysis portion of this study. 
 
A housing needs analysis was also conducted for senior care facilities for all of 
Vermont.  While senior care facilities can range widely in prices, levels of care, 
physical accommodations, quality and other factors, and be diverse in the populations 
they serve due the varying needs of seniors, we have used national standards to 
establish the potential housing needs estimates for senior care housing.  We have 
applied national standard disability rates associated with households requiring 
assistance with Daily Living Activities (e.g. dressing, bathing, medicine reminders, 
etc.).  It is important to understand that because the various housing facilities differ 
greatly in the types of services they offer and typical age groups they serve, we have 
assumed that any resident living in a senior care facility will require assistance with a 
minimum of three Activities of Daily Living and be age 62 or older.    
 
Rental Housing Needs Analysis 
 

The table below summarizes the rental housing needs estimates by the various income 
segments for family households.    

 
Rental Housing  Needs Estimates – Family Households 

Percent Of Median Household Income 

 
Demand Component 

<30%  
(<$20,000) 

30%-50% 
($20,000-
$40,000) 

50%-80% 
($40,000-
$60,000) 

80%-95% 
($60,000-
$70,000) 

95%-120% 
($70,000-
$100,000) Total 

New Households (2015-2020) -88 -336 188 157 470 391 
Cost Burdened Households 16,142 9,326 1,500 351 354 27,673 

Substandard Housing 776 711 411 124 494 2,516 
Development Pipeline -38 -51 0 0 0 -89 
Total Housing Need  16,792 9,650 2,099 632 1,318 30,491 
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The table below summarizes the rental housing needs estimates by the various income 
segments for senior (age 55+) households.   
 

Rental Housing Needs Estimates – Senior Households 
Percent Of Median Household Income 

 
Demand Component 

<30%  
(<$20,000) 

30%-50% 
($20,000-
$40,000) 

50%-80% 
($40,000-
$60,000) 

80%-95% 
($60,000-
$70,000) 

95%-120% 
($70,000-
$100,000) Total 

New Households (2015-2020) 724 635 455 142 308 2,264 
Cost Burdened Households 7,221 2,815 385 133 83 10,637 

Substandard Housing 347 215 106 41 163 872 
Development Pipeline 0 0 0 0 0 0 
Total Housing Need  8,292 3,665 946 316 554 13,773 

 

Overall, slightly more than half of the entire rental housing need for family housing 
within Vermont is for households with incomes at or below 30% of AMHI and nearly 
an additional one-third of the housing need is for households with incomes between 
30% and 50% of AMHI.  A large housing need among those households with 
incomes at or below 50% of AMHI is a potential indication for the need of 
government-subsidized housing targeting extremely and very low-income 
households.  The very low vacancy rate (overall state average was 0.7%) among the 
government-subsidized rental housing supply we surveyed indicates that there is 
limited availability of affordable to lower income households, many of which are rent 
burdened.   
 
The largest housing need for rental housing among senior households age 55 and 
older is among those households with income below 30% of AMHI.  The housing 
need among this senior household income segment represents over half of Vermont’s 
senior housing need estimates.  Approximately one-quarter of the senior housing need 
is among households with incomes between 30% and 50% of AMHI.  Combined, 
these extremely low and very low income household segments represent over 75% of 
the entire state’s housing need estimates.  Government-subsidized housing, Housing 
Choice Vouchers and Tax Credit housing will help to meet the needs of these 
households. 
 

Vermont Rental Housing Need by Income
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It should be noted that a large portion of the housing need for each income segment 
shown in the preceding tables originates from households that are cost burdened.  
This is particularly true among the lower income households.  While these particular 
households may be considered to have a housing need due to the disproportionately 
high share of income they pay towards rent, they are adequately housed.  If the 
housing needs were limited to housing required to meet new household growth and to 
replace housing that is considered substandard, the housing need estimates would be 
much lower.   This is addressed in the following rental housing gap analysis.   
 
Rental Housing Gap Analysis 
 
The tables below illustrate the rental housing gap, assuming the housing gap 
originates exclusively from new household growth and replacement of substandard 
housing only. 

 

Rental Housing Gap– Family Households 
Percent Of Median Household Income 

 
Demand Component 

<30%  
(<$20,000) 

30%-50% 
($20,000-
$40,000) 

50%-80% 
($40,000-
$60,000) 

80%-95% 
($60,000-
$70,000) 

95%-120% 
($70,000-
$100,000) Total 

New Households (2015-2020) -88 -336 188 157 470 391 
Substandard Housing 776 711 411 124 494 2,516 
Development Pipeline -38 -51 0 0 0 -89 
Total Housing Gap  650 324 599 281 964 2,818 

 

Rental Housing Gap Estimates – Senior Households 
Percent Of Median Household Income 

 
Demand Component 

<30%  
(<$20,000) 

30%-50% 
($20,000-
$40,000) 

50%-80% 
($40,000-
$60,000) 

80%-95% 
($60,000-
$70,000) 

95%-120% 
($70,000-
$100,000) Total 

New Households (2015-2020) 724 635 455 142 308 2,264 
Substandard Housing 347 215 106 41 163 872 
Development Pipeline 0 0 0 0 0 0 
Total Housing Gap 1,071 850 561 183 471 3,136 

 

Based on the preceding analysis, the housing gap by income level range from 281 to 
964 for the family units and from 183 to 1,071 for the senior units.  Rental housing 
priorities should be focused on the housing segments demonstrating the greatest 
needs. 
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Senior Care Housing Need Estimates  
Senior Care Housing Demand Component Demand Estimates 

Elderly Population Age 62 and Older by 2020 152,743 
Times Share* of Elderly Population Requiring ADL Assistance X 7.4% 
Equals Elderly Population Requiring ADL Assistance 11,303 
Divided by Average Household Size /1.46 
Total Elderly Households with Person Requiring ADL Assistance 7,742 
Less Existing Supply - 6,537 
Less Development Pipeline -40 
Potential Senior Care Beds Needed by 2020 1,165 

ADL – Activities of Daily Living 
*Share of ADL was based on data provided by the U.S. Centers for Disease Control and Prevention’s 
Summary Health Statistics for U.S. Population National Health Interview Survey 2011 
 
Based upon age 62 and older population characteristics and trends, and applying the 
ratio of persons requiring ADL assistance, we estimate that there will be 1,165 
households with a person requiring assisted services that will not have their needs met 
by existing or planned senior care facilities by the year 2020.  Not all of these 
estimated households with persons age 62 and older requiring ADL assistance will 
want to move to a senior care facility, as many may choose home health care services 
or have their needs taken care of by a family member.  Regardless, the 1,165 seniors 
estimated above represent the potential need for additional senior care housing in the 
state.    

 
F.  STAKEHOLDER INTERVIEWS  

 

Associates of Bowen National Research solicited input from nearly 90 stakeholders 
throughout the state of Vermont. Their input was provided in the form of an online 
survey and telephone interviews. Among the responses, 26 stakeholders are with 
organizations that serve on a statewide level. Considered leaders within their field and 
active in the community, they represent a wide range of industries, including 
government, economic development, real estate, and social assistance. The purpose of 
these interviews was to gather input regarding the need for the type and styles of 
housing, the income segments housing should target, and if there is a lack of housing 
or housing assistance within the state. The following is a summary of the key input 
gathered.  
 
Stakeholders were asked to rank the degree of overall housing demand in the state. 
Eleven of the 26 respondents indicated that there is a great need for housing. 
Specifically, respondents ranked the following types of housing as having the greatest 
need: rental, homeless, senior apartments (independent living), special needs, and 
small family (1-2 bedrooms). Respondents overwhelmingly indicated that the housing 
style most needed in the state is apartments. Respondents also believe that renovated 
or revitalized housing should be prioritized over new construction and adaptive reuse. 
When asked to rank the need for housing for each income level, respondents ranked 
incomes of less than $25,000 with the greatest need, closely followed by housing for 
incomes between $25,000 to $50,000. The most significant housing issue within the 
state, as indicated by respondents, was rent burdened/affordability, followed by 
limited availability and substandard housing.   
 






